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MAKING FINDINGS RELATIVE TO AND APPROVING 
THE RESIDENTIAL AREAS SPECIFIC PLAN FOR THE CITY OF TRACY 


WHEREAS, Sections 65>450™through.6545/ ef .tne Calitornia, Government 
Code authorizes the preparation of Specvele Plans LOL che systematic 
implementation of the General Planifor alivor part of the,area covered 
by the General Plan, and 


WHEREAS, The General Plan, adopted Dyecheriracwe.Gisy, Council on 
December, 7,. 1982, 1ncluced implementing policies munibers=2 elope, and 
1osl, rerer vomonenusemocnuic Specific Planning process to implement the 
Goals of the General Pian, and 


WHEREAS, The Residential Areas Specific Plan implements many Of uht 
policies of the General Plan and acts aS an amendment to the policies 
text and map of the General Plan, and 


WHEREASS rihescity, Council, in cooperation with the landowners Os 
the area in the Specific Plan, contracted with EDAW, Inc., Planning 
Consultants, for the preparation Of a Resigente al Areas Specizic Elan < 
implement the General Plan in more detail in this area, and 


WHEREAS, ThevwCity Council and Plannamg-Commasston; Ore tnesCity Cz 
Pruacye JOLNely Met, TO consider alternatives and issues for the 
residential arees specific plan at twelve joint Council/Commission 
meetings, and these joint Council/Commission meetings were duly noticed 
in the Tracy Press, and 


WHEREAS, The trecy Residential Aress Specific Plan and accompanvin 
General Plan Amendment and Master Environmentel Impact Report were 
considered by the Tracy Planning Commission at duiy noticed public 
hearings on January 28, LOST, Pesrueny fa, L967, Feorueuy Zope SS), ene 
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Resolution No. © 
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WEEREAS ) Tne Mester anvisenmentel slmpactyReper< has Deen reviewe 
approved, and Certacved Sv the Giey Coprncl., 


NOW UTHEREPORD SubEor = RESCEVEDS That eheagcity (Councii of the Cicyre. 
Tracy approves and adopts the Residential Areas Specific Plan Text and 
Map and amends the Tracy General Plan to incorporate Thee Specific 'lan 
as an addendum. 
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The foregoing Resolution No. 87-114 wes passed and adopted by t.. 
City Council yor the, City of [racy onetne e7nd. Gay or June , 287 
by “the foltowing’ votes 
Aor ore COUNCIL MEMBERS: MORELOS, SCHUBERT, ZANUSSI, BLAND, HASTIE 
NOES: COUNCIL MEMBERS: NONE @ 
AE Sees COUNCIL L: MEMSEXS: NONE 
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{2 UNTRODECTION 


In 19§2, during the process of updating the General Plan, the City of Tracy idenufied the tanc to 
the south and west of the City as areas to be targeted for future urban expansion. 2,140 acres 
were subsequently annexed to the City and Assessment District $4-] was created to finance sewer 
improvements for the wrea. A specific plan was then proposed for a portion of the expansion 
areas as a mechanism to prepure i. comprehensive land use program, coordinate the 
development plans of the indivicual property owners, and provide a strategy for construci'ng 


essential public improvement:. 


During more than a year of data collection, site analysis, design development, staff consultation 
and numerous public meetings, a Residential Specific Plan was prepared. This cCocument 
explains the goals and objectives of the Residential Specific Plan and provides design guidelines 


and a financing plan as implementation mechanisms. 
L1 Planning Area Location and Description 


The Tracy Residential Specific Pian areas consist of 1,480 acres of Jand within the City of Tracy, 
California (Figures 1.1 and 1.2). To better describe the functional relationships between 
individual parcels, the Jand of the 26 property owners has been grouped into three Planning 


Areas, each of which represents a future neighborhood (Figure 1.3). 


Presently, the Specific Plan areas are primarily made up of active and dormant agricultural lands. 
While most parcels form the outer edge of the community, in several areas urban development 
has surrounded the undeveloped parcels. leaving them less desirable for active agricultural 


purposes. 


Factors which have influenced land planning for the areas include: the Irrigation District 
channels which cross numerous parcels, a portion of which are no longer actively used for 
irrigation and are often not connected with the main irrigauon system; railroad tracks and 
electric transmission lines that cut across many of the parcels, dividing the land and creating 
certain constraints to its development: and the existing transportauon network which includes 


numerous rura! roads and several partially constructed arterial sircets 
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The character of the surrounding community also plays an important part in shaping the details 
of the Specific Plan. It is characterized by established residential neighborhoods which priman 
include single-family homes, and to a lesser extent multi-family units and rural ranchettes. 


Downtown Tracy is less than two miles from most portions of the proposed project and contains 


a variety of local-serving retail businesses. 


ithin the proposed Residential Areas Specific Plan is designated by 
ly zoned, as Low Density Residential (LDR)... smaller ,. 


Residential (MDR). Commercially designated acreage is 
ercial center. The 


The majority of the land w 
the General Plan, and is consistent 
portion is designated Medium Density 


limited to one neighborhood shopping center and one general highway com 


following represents the allowed development within the Specific Plan areas, based on these 


designations. 


Allowed 
Umisiper Actes. Acres Zoned Total Units 
210 5.8 | 1, 952 =~ . 2,504 to 7,262 
SAO Le 130. . , °° 802 to 1,632 
"Total Units Allowed by the General Plan: 3,306 to 8,894 | 


Bes ; a Additionally, 2 ‘fire station, seven neighborhood parks, one community park, seven ania 
. soy if schools, one “middle school, and one high school, as well as ‘arterial and collector streets, are. 
Lae designated v within t the porcias Plan areas on the General Plan MRIs 


inf 1984, Sewer _ Assessment District 84-1 was established which financed the expansion of the 


City’s existing wastewater treatment facility and construction of sewer lines to the Specific Plan 


These improvements are expected :0 be completed in 


areas are expected to be available tor development. 


eas as well as to other areas of the City. 
early-1987 and at that time the Specific Plan 
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ila 2a Purpose and Intent of ‘he specine oe 


tert 


Under een Law eerie Code Section 65459 et seq), Cities and Counties may use 
Jement the juriscicuon’s 


Specific Plans to develop policies, programs, and reculations tc imp 


™ o 


: adopted | General Plan. Specific Plans often function to coordinate individual development 
én, fe 


_ proposals » within a ‘defined area. 


The ae featnes ae a aeneciic Plan include text and diagrams specifying: 


° The distribution, location and intensity of Jand uses, including open space, within 
the plan area, 


. _ The distribution, location and capacity of infrastructure, including transportation, 
sewage, water, storm drainage, solid waste and energy sysiems; 


ie Standards and criteria for development and utilization of natura] resources; and 


° An implementation program, including capital improvement plans, regulations and 
financing Strategies. 


Specific Plans are intended to be vehicles for implementing the goals and policies of a 


community’s General Plan and can only be adopted or amended if they are consistent with the 


- Jurisdiction’s General Plan. 


13 How to Use the Specific Plan 


The Tracy Residential Areas Specific Plan is divided into five major sections or chapter 
Chapter 1 serves as a general introduction to the Specific Plan, outlining its setting and historical 


origins, as well as its structure and intent. Chapter 2 discusses the goals, objectives and policies 


. which form the framework for development within the Specific Plan areas. Chapter 3 sets forth 


the planning concepts of the development plan. It divides the Plan into five elements (land use, 
circulation, parks and open space, storm drainage, and utilities) and explains how each is 
addressed by the Specific Plan. Chapter 4, Design Guidelines, establishes specific standards for 
all development and indicates allowed land uses, development densities, siting and open space 


requirements, and street and storm drainage system improvements. Finally, Chapter 5 discusses 


_ how the Specific Plan wili be implemented, including financing mechanisms, permit procedures 


and a growth management program. 
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A. ‘SPHCIEIC PEANIGOALS AND OBJECTIVES 


Given the variety of planning factors affecting the land to be developed under the Tracy 
Residential Specific Plan and the desire by Tracy residents to maintain a high quality of life in 
their community, a set of goals und objectives were established to guide development within the 
Planning Areas. These overall guidelines, taken directly from the Tracy General Plan, address 
issues pertaining 10 Quality of Life, Quality of the Environment, and the Economic Balance 
within Tracy. Specific policies and programs, which are intended as implementing mechanisms 


for each of the objectives, are listed in Appendix A. 


GOALL  ENTANCE THE QUALITY OF LIFE THROUGH A BALANCED PEST Eh 
OF INFRASTRUCTURE, TRANSPORTATION. LAND USE AND OPEN 
SPACE. 


Objective L]--LAND USE: Provide for a diverse community through a variciy of land 
uses. 


Obiective L2--RECREATION AND SCHOOLS: Supply recreation opportunities and 
public schools to meet communily necas. 


Obiective L3--CIRCULATION AND TRANSPORTATION: Plan for safe, 
well-maintained and integrated circulation and transportauon systems. 


Obiective L4--HOUSING: Provide a variety of housing to meet the needs of a Civerse 
community. 
GOALE PRESERVE AND ENHANCE THE QUALITY OF THE ENVIRONMENT. 


Obiective £1--CONSERVATION AND PROTECTION: Conserve and protect the 
natural, cultural and agricultural environment within the city. 


Obiective E2--NOISE: Community development shal] occur with minimal noise impact 


Pe 

Sadjacent acuviues and land uses. 

Obiective E3--PUBLIC SAFETY: Provide for public safety in the event of natural or 
man-made alsaslers. 

GOALG ACHIEVE AN ECONOMIC BALANCE WITHIN TRACY. 


Obiective G1-GROWTH: Provide a balance of housing and employmen: opportunity. 


The Residential Specific Plan follows the gals and objectives or the General Plar. by providing 
erealer Gefinition to its policies and programs. Czureful atienuon nas Deen parker te inci Of 
the Genera] Plan throughout the developmen: of the land use program and the design 


cuidelines, in order to better implement and thus attain the Cit\’s goals. 


However, the Residential Specific Plan is not meant to fulfill all of the General Plan goals and 
objectives. In some instances, mecting certain goals was nol possible. for example, the 
Residential Specific Pian provides detailed guidelines for developing infrastructure, scho~" 
reercational facilities, and livable ncighborhoods--all of which mect the quality of life and 
cnvironment gouls listed above. However. because the Residenual Specific Plan only addresses 
residential arcas in Tracy, anc did not by its very nature include many empioyment generating 
uses, the objective to “provide a balance of housing and employment opportunity” was only 
partially completed. Future specific plans which set cuidelines for industria] and commercial 


lands will help to fulfill the employment aspect of the City’s goal. 
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2 FELD EO PALE N Teli zes 


This section describes the planning concepts of the Residential Specific Pian development 
program. These concepts are intended to clarify the goals and objectives of development in the 
Pjanning Arcas and provide a clear and consistent foundation for implementation of the Specific 


Plan. 
3.1) Land UseiGoncept 


The overall land use concept fo- the Tracy Specific Plan is intended to provide a planned 
community that expands and enhanccs the existing amenities of the city. In order to eccomplish 
this, the plan allows a varicty of residential product types, commercial complexes, school 


facilities, parks, recreation and open space amenities, and a comprchensive circulation system. 


More intensive land uses, such as neighborhood- and highway-serving commercia] and 
high-density residential uses, are concentrated near existing and planned arterial streets. 
Medium density residential uses are to be evenly distributed throughout the Specific Plan areas 
and are generally located adjacent to neighborhood park sites. As developmert extends away 


{rom arterial streets and into individual neighborhoods, the intensity of development diminishes. 


The arterial circulation system will provide continuous access throughout the Speciiic Plan area, 
and to and from the existing community. It also provides the opportunity to connect with the 
regional circulation system, for a broader level of service. Collector and Residential streets ane 


planned to avoid through traffic in residentia] arcas and enhance neighborhood quailty. 


Tne parks, open space, and storm drainage systems, when viewed togethe; offer opportunities for 
a wide range of active and passive recreational activities. These areas are also coupled with 
street landscaping to create a continuum of open space amenities extending throughout the 


Specific Plan areas and linking with the existing community. 


ere are eight types of permitted land uses within the Specific Plan. They include: Low 
Density Residentia! (LDR), Medium Density Residential (MDR), High Density 


Residential (HDR). Neighborhood Shopping (NS). General Highway Commercial (GHC), Parks 


(NP), Schools, and Public Faciliies. Tabie 7.1 summarizes ihe number of units allowec on cach 
development parce] and the gross acres designated for pudiic facilities within the Specie Plan. 
Figure 3.1 shows the development parcels and Ficurs 2.2 illustrates the overall Jand use plan. 


Siting requirements are discussed in Chapier 4 whici, 1o2,ows. 


To emphasize the interrclationships between parccls, the Specific Plan acreage is dividec into 
three Planning Arcas which combine several development parcels into neighborhoods. /:s 
shown on Figure 3.1. :he Gran Line/Byron Road Planning Are2 encompasses the rorihwestern 
parcels: the Sycamore Park/Corral Hollow Planning Arca is the largest sub-area and includes the 
Jund south and west of Eleventh Street and Tracy Boulevard; and the MacArthur/Filipini/Bowuie 
Planning Arca includes a centrally located parce] ncar downtown, in addiuon to the southeastern 


portions of the Specific Plan. 


The mos! significant land use feature in the Grant Line/Byron Road Planning -Area igure 3.3) 
is the proposed site for a new high school. Tracy Joint Union High Schoo] District (IJUHSD) 
and Tracy School District currently own two sites totalling 90 acres at Corral Hollow Koad and 
Lowel] Avenue. The two Districts plan to develop the sites in conjunction with development of 
the Specific Plan areas. Other land use features designated in this Planning Area include a 
eneral Highway Commercial Shopping Area. two neighborhood parks, two ci:emeniary schools, 

and three levels of residential density. A gateway symbol], signifying the entry to Tracy and 
welcoming visitors, is to be located along Grant Line Road where indicatcd on the Specie Plan 


SoD une. ): 


The Sycamore Park/Corral Hollow Planning Area (Figure 3.4) 1s characterized by ine combined 
storm Grainese channel, pedestrian anc bicycle path, anc arterial street svstem named by this 
plan as the Sscamore sade The parkwevy runs the Jength of the Planning Area and is flanked 
by a variety of residential, park, and school uses. Three commercial sites are pianned for this 
area, including a General Highway Commercial Shopping Area at Corral Hollow Road and 
Eleventh Street anc two Neighborhood Shopping Centers along Tracy Boulevard. A new 
ermanent Fire Station will be located at the intersection of Tracy Boulevard and Wes: Central 


A 


Avenue. A second cateway iandmari: is to be constructed at Corral Hollow Road ana Eleventh 


TT ited saan anemenadeeinennaannlll sencale ENP ASE ReREDT STS AENIEN ST USNTORFERIC ICAI HY ANSANT C1 IE Y oe — = ate a ~e 


Favte 3.1 on 
Tracy Residential Areas Specific Plan 
Land Use Data 
Land Use 
Sewer Allotment Dwelling Types Community Facilities 
Develop- Equivalent Total Gallons Neighborhood? 
ment Property Owner/ Total Consumer = (275 gal./ Commercial Schools Parks 
Parcel] Cption Holder Acres _ Units ECU) LDR MDR HDR (AC) (AC) (AC) 
ie Standard Pacific 38.24 191 52,580 0 239 0 OF © 0 6 
2 Tracy Assoc./Atherton Kirk 59.24 296 81,456 95 251 0 0 U 2 
3 Arnaudo 23.60°5 118 32,395 53 102 0 0 0 0 
4. Pombo 52.18 260 71,747 174 0 0 15 0 3 
5: Glynn/Bright 44.0442 220 60,555 65 40 170 0 0 3 
6 Barenchi 4.87 | 24 6,696 24 0 0 0 0 0 
i Grewall 20.71% 104 28,476 50 29 42 0 0 () 
8. Reeve A730 237 65,037 160 95 0 0 0 0 
th Quierolo/Suburban Resources 14.90 74 20,488 0 0 0 15 0 0 
10. Sasaki/Alden Co. 57.39 287 78,911 287 0 Daf 0 0 0 
ie Homestead SL 368 101,338 368 0 0 0 0 2 
12. Tracy Schools ape cates e 0 0 0 0 20 5 
io Kagehiro/Beck Development ~ 03.805, 2519 142 25 519 0 0 0 11 ) 
14a. Gomes 27.274 136 37,496 136 0 0 0 0 0 
14b. Gomes/Signature ~~ 114.62 573 - 157,602 500 91 0 0 4 4 
15. Lourence 3959 elo 54,381 198 0 0 0 0 0) 
16. Bogetti 38.79% 194 53,336 0 170 0 10 3 4 
17. Renown Enterprises 5 F962 398 109,477 398 0 0 0 () 0 
18: Jones/Petrig geod ba U4 753 207,103 502 234 Crt li d 7 8 
19. Margin Group/Interland >~91.69 458 126,074 235 82 217 0 10 8 
20. Industrial Dynamics/Boswell 39.6210 198 54,477 198 0 0 0 0 0 
21. Higgins/Falcon 43.54\\ 348 95,788 0 435 0 0 0 ) 
22. Van Bebber DOS 18 4,400 0 0 0 2 0 0 
23: Hotchkiss/Stanford S and L 34.19% 216 59,387 0 270 0 0 7 1 
24. A & P Properties/Valley 48.5214 268 73,746 0 335 0 0 () i 
25: Filipini/Lyon = 76:00 380 104,500 380 0 0 0 ioe 8 
26. | Tracy Schools + 90.75\----——- : e 0 0 0 0 91 0 
i: Dynasty 30.495 _244 67,078 i OC9s 3 305 _0 0 0) 6 
TOTALS LAg2 10 e 7070 1,947,249 4,342 2,678 429 ay) 167 67 


Sewer capacity requirement based on LDR = 275 GPD, MDR = 220 GPD, HDR = 200 GPD, commercial = 1,600 GPD/acre. 

Acreage does not include the Community Park site. 

c Surplus Jand at this school site could be sold for residential development if sewer capacity is transferred to the site. 

d Includes 1 acre Jand allocation for a fire station. 

e 50,000 gallons have been allocated for the expansion of Tracy Schools. 

{ To encourage development of high density housing in each neighborhood, 3 to 7 acres of HDR has been mapped on these parcels pending 
acquisition of additional ECU's. These parcels are marked by a @ on the Specific Plan map. 
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lands north of Schulte Road are designated for Medium Density Residemual use. *. landscaned 
storm Crainage/open space network weaves through the parcels before i: inks with the main 
channel along MacAsthur Drive. The lands south of Schulte Road, known as the Filipini 
Property, will include low and medium density residences, an elementary school] and a 
neighborhood park. A future middle school is designated outside the Planning Arca east of the 
Filipini Property. Existing Centra, Avenue und West Central Avenue wil: be connected with a 
landscaped arterial strect (Central Avenue). The Bowtie area 1s designated for medium density 
development west of the north-sout. railroad line. The area east of tis track is ovtside ihe 
boundaries of the Specific Plan, but is shown on the Gencral Plan as a site for a future shopping 
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2 Circulation Concept 


As the Specific Plan is implemented, Tracy's roadway network will change from a svstem of rural 
roads to a network of improved arterial] and collector streets capable of handling the traffic of a 
busy community. Since it is predicted that a large proportion of Specific Plan area residents will 
be commuting to work in surrounding cities, the local circulation system will be improved to 


provide better links with regional transportation routes. 


Many of the parcels within the Specific Plan areas are not currently served bv roads adequate for 
fully developed subdivisions, thus this plan specifies the existing roads which will be improved 
and new roads that are necessary to complete the circulation svstem. Table 3.2 lists the arterial 


and collector streets which will make up the basic roadway network within the Specific Plan 


_ areas. 


Certain arterial streets will be developed as “parkways.” These streets will include landscaped 
medians and will in some cases run along side the open space/storm drainage channels, 


providing shade and a pleasing environment for future residents. 


3.5 Parks and Open Space 


There are currently 80 acres of developed parkland within the Tracy city limits. These parks are 
neighborhooc-serving and are generally located in the northern portion of the citv. Most sites 
are approximately & to 10 acres in size and include a combination of active and passive 
recreational faciliuies. Parks are generally located next to schools. however. the facilities are 


often designed and maintained separately. 


The Speciic Plan proposes a three-tiered program of park development: mini-parks, 
eighborhood parks, and a community park. Mini-parks are planned to be one-hulf acre open 
spaces and play areas centrally located within subdivisions to supplement the Neighborhood 
Park System by serving a small radius of homes without the need for small children to cross 
major streets. Figures 3.3, 3.4 and 3.5 and Table 4.2 indicate the location of mini-parks to be 
developed and dedicated by developers. In developing this open space the plan seeks to achieve 


Quality open space in each neighborhood. Toward that coal. linear parks (other than dedications 


-10 


UL) 


required in roadway rights-oj-way) may be allowed based on Communitv Development 
Department review. Neighborhood parks will he six to ten acres in size and are designated 
throughout the Specific Plan areas where the adjacent population, according to a standard of 
3.5 acres per 1,000 residents, requires a park. A total of 67 acres of Neighborhood Parks are 
included in the Specific Plan. Park sites adjacent to schools will be used jointly with schools 
through a special] use agreement to be established between the City and the schoo] districts. 
Implementing a Community Park is presently a high community priority. While not shown on 
the Specific Plan, several 40- to 100-acre sites are being considered. Its implementation is highly 


likely within five years. 


Mini and Neighborhood parks will be linked with a comprehensive network of pedestrian and 
bicycle paths. These paths wil] provide safe routes for mothers and children to travel] throughout 
the area while avoiding dangerous busy streets. In some locations the paths will be along 
neighborhood streets. but in others, they will be a part of a storm drainage system which includes 
usable open space and paved walkways. These paths will provide an amenity for all Specific Plan 


residents and allow a variety of outdoor recreation opportunities. 


The Citv’s park dedication ordinance requires new developments to dedicate 4.0 acres of 
parkland per 1,000 residents or to pay an “in-lieu” fee. Any remainder short of 4.0 acre/1,000 


residents will be reserved for future parks. 


i Arterial Streets: 


Major: 
Minor: 


Collector Streets: 


B Major: 


Minor: 


subdivision streets. 


or 


Uaioe Sha 


Specific Plan Arterial and 
Collector Streets 


Roadway 


Grant Line Road 
Corral Hollow Road 
Tracy Boulevard 
MacArthur Drive 
Schulte Road 
Valpico Road 


Lowel] Avenue East 
Corral Hollow Road 
Sycamore Parkway 
Centra] Avenue 
Schulte Road 


Roadwav 


New North/South Road 


Mt. Diablo Ave. 
Central Ave. 
Cypress Drive 
Lowell Avenue West 


Lincoln Blvd. 
Byron Road 


New North/South Road 


Tennis Lane 
Kavanaugh Ave. 
East/West Collector 


North/South Collector 


Serment 


Tracy Boulevard to J-205 

Grant Line Road to Schulte Road 
Centre Court to South of Valpico Road 
Schulte Road to Eleventh Street 

Corral Hollow te Centra] Avenue 
Corral Hollow Road to Tracy Blvd. 


Corral Hollow to Lincoln Blvd. 
North of Grant Line Road 

Tracy Bivd. to Schulte Road 

11th Street to Tracy Blvd. 
Central Ave. to MacArthur Drive 


egment 


Schulte Road to Cypress Drive 
East of Third Street intersection 
West of present terminus 

West of present terminus 

West of Corral Hollow Road 


Extension North of Grant Line Road 
N/W of Corral Hollow Road 

Cypress Drive to 11th St. 

West of present terminus 

West of present terminus 

Central Avenue to R.R. 

Lowell Avenue to Grant Line Road 


Seciion 4 details design guidelines for all streets in the Specific Plan areas, including minor 


3.4 Storm Drainage Concept 


In 1982, the Storm Drainage Master Pjan was adopted which established a multiple criteria 


policy for all future drainage system Gesign within the City. The criteria are as follows: 


a The 100-vear storm is to be contained within th¢ right-of-way of the public street. 
b. The 10-year storm is to be contained within the top of the strect cure. 
ra Storm drain facilities wil] be required where either of the above condjtions cannot 


be satisfied. 


These adopted criteria are intended primarily for new construction and make use of the surface 


capacity of the streets as a part of the detention/discharge system. 


The system proposed in the Residential Specific Plan will implement the adopted Storm 
Drainage Master Plan. The proposed system divides presently unserviced areas of the City into 
two drainage areas. The westside system will drain land north of Linne Road and all lands west 
of Central Avenue. All flows will drain to a basin, which will be located north of Interstate-205, 
and eventually flow casterly to Sugar Cut. The eastside system wil] drain the MacArthur 


Planning Area and flow northerly to Sugar Cut. 


The main lines in the storm drainage system are proposed as open channels ecnerally located 
next to roadways, with most secondary lines contained in undersround pipes. With the excepuon 
of lines which only drain isolated areas, al] drainageways will be incorporated into the open 
space network. The dedicated rights-of-way shall be landscaped and include pedestrian and 


bicycle pains: 


Within the subdivisions most water will be carried above ground in gutters anc valley gutters at 


street crossings so as to discharge to the open channel system. 
3.5 Utilities Concept 
The primacy chiective of the Specific Plan as it pertains to uulity systems is to ensure thal new 


residential dev. ‘opment is prov: ed with adequate service prio: to development. Ehe vues 


concept refer: 15 sewer, waicr, solid waste. electric, and naturai fas sysiems. 
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3.5.1 Wastewater Svstem 


The existing wastewater collection system consists of both gravity and pumped flow systems. The 
sewer plant is located in the northeast quadrant of Tracy, fronting Holly Drive and Arbor 
Avenue; existing capacity is 6.0 m.g.d. The City of Tracy is currently implementing capital 
improvements to the existing sewer plant and wastewater collection system to expand treatment 
capacity to 9.0 m.g.d. This expansion is being financed by the §4-1 Assessment District and will 


be completed prior to residential devclopment in the Specific PJan areas. 


Under the current phase of treatment plant construction, the project wil] provide for an 
increased average domestic plant flow of 3.5 m.g.d. The major items include: a primary effluent 
pipeline, a secondary clarifier oversizing, anaerobic digester oversizing, domesiic primary 
clarifiers, effluent pump modifications, and a chlorine contact basin. This phase of construction 
was approximately 50 percent complete as of March 1986. A capacity of 0.15 m.g.d. has been 
sjated for urban infill, therefore, the net available capacity for continued residential, commercial 


and industrial growth is 3.35 m.g.d. 


The Grant Line Trunk Sewer primarily services the inner-city. This arca includes lands bounded 
by Grant Line Road on the north, the railroad on the south, MacArthur Drive on the east, and 


Lincoln Boulevard on the west. The maximum pipe capacity at the Gownstream end is 4.4 m.g.d. 


The Eastside Trunk sewer serves for the most part, the industries on the east side of MacArthur 
Drive, north of the railroad. The trunk sewer also serves most of the lands south of the railroad, 
north of Linne Road, west of MacArthur Drive, and east of Tracy Boulevard. The maximum 


pipe capacity on the downstream end is 5.1 m.g.d. 


The Corral Hollow Trunk Sewer serves most of the Jands between Grant Line Road to the north, 
Southern Pacific Raiiroad to the south, Chester Drive to the east, and Lincoln Boulevard to the 
west. In addition, a portion of lands between the railroads to the north and south, and Hickory 
Avenue and Tracy Boulevard to the east and west. The maximum pipe capacity at the 


downstream 3s 2.3 m.g.d. 


There are a total of six existing lift stations in the wastewater collection system located as 


Indicatec on Fisure 3./. 
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3.5.2 Municipal Water Svstem 


The City of Tracy maintains its own municipal water system and treatment works. The City’s 
water supply comes from local wells and an entitlement from the Delt2 Mendota canal of 

10,000 acre feet annually, The City’s Water Treatment Plant is located east of Tracy Boulevard 
just south of the Tracy Municipal Airport. The present treatment plant capacity is 7.0 m.g.d. with 
a peak 10-hour capacity of 10.0 m.g.d. No pump Stations are required in the existing system 


except those at cach well site and the necessary internal pumping at the water treatment plant. 


Because the City of Tracy’s present entitlement for water from the Delta Mendota js 10,000 acre 
fect annually, and the existing treatment plant can only process 7,000 acre fect, additional 
capacity 1s needed in the treatment plant for immediate needs. It was concluded from the 
Kennedy/Jenks Report dated July 1985, that the most viable solution to expanding the water 
supply would be for the City to combine groundwater with the treated water from 
Delta-Mendota Canal. Thus, as the Specific Plan areas grow, the percentage of groundwater in 
the system increases to meet this demand. Being that the groundwater has high TDS and sulfate 
levels, the net result would be a slight lowering of the overall quality of potable watcr. It js 
anticipated, however, that the overall quality of water delivered to the City will be within the 


Department of Health Service’s Secondary Drinking Water Standards for TDS and sulfates. 


To mitigate future demand, the Kennedy/Jenks Report proposed upgrading the existing system 
by combining groundwater with the treated water supply. The pian calls for increasing the 
capacity of the treatment plant to 15 m.g.d., upgrading and abandoning certain cxisting wells, 
and drilling new wells in areas of lower TDS and sulfate levels. These measures, along with the 
addition of an elevated storage tank and new primary and secondary transmission mains would 


neet the needs of the future crowth of the community (Figure 3.8). 


A study is currently being prepared which will develop a precise plan to expand the supply and 


treatment capacity of the water system. 
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2°53. "Solid waste 


The solid waste disposa! site currently used by the City of Tracy is a joint operation between 
Tracy and San Joaquin County. The site is located at the southeasterly corner of Corral Hollow 


Road and Interstate-S80. 


The planned growth within the Specific Plan areas will increase the requirements for solid waste 
disposal. The present remaining capacity of the disposal site is estimated to be approximately 
§00,000 cubic yards. This is roughly equivalent to a remaining service life of four to five years at 


the present volume of wastes received. 

The Specific Plan annual projected growth will reduce the scrvice life of the disposal site to 
approximately three years. The City and County should adopt a policy committing to accelerate 
their efforts to find new a!ternative sites for continued waste disposal services. 


3.5.4 Gas and Electric 


Natural gas and electric power will be provided to units within the Specific Plan by Pacific Gas 


and Electric. 
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ae DESIGN GUIDELINES 


4] LandsUse 


Development standards for each designated land use are discussed in the following sections. 


4.1.1 Residential Development 


The Specific Plan land use program designates three residential categories, each with a range of 


allowable densities (calculated as specified in the Zoning Ordinance), 


Low Density Residential (LDR): 2 10 5.8 du/acre 
Medium Density Residential (MDR): 5.9 to 12 du/acre 
High Density Residential (HDR): ~ 12 1oe 2 dujacre 


Sewer capacity has been allocated to each parcel in the Specific Plan through Assessment 
District 84-1. Sewage allocations were based on densities of 5 units per acre for LDR and & units 


per acre for MDR areas. Sewer utilization is defined by the 84-1 District as follows: 


Residential Densi:v sewer Usage per Dav. 
Low Density Residential (LDR): 275 gallons 
Medium Density Residential (MDR): 220 gallons 
High Density Residential (HDR): 200 gallons 


Within each land use designation, developers may use the sewer allocation on a sliding scale to 
create a planned development. Residential unit types may be built at densities higher than the 
sewer allocation density standards through a Planned Development process, Dut the grass 
density of the designated area cannot exceed the maxmum density allowed by the Specific Plan 


land use designation. 


Development parcels are not allowed to exceed the sewer allocation (measured in Equivalent 
Consumer Units), purchased through Assessment District §4-1, unless additional ECU’s are 


purchased through the Sewer Allocation Baard. Selling sewer allocations to adjacent properties 


4x 
pes 


js permiucd under certain circumstances sn accordance with the provisions of the $4-1 District. 
However, the City kas the right of first refusa] when allocations are sought to be transferred to 


NON-cONtLUOUS PFUPerncs. 


4.1.1.1 Affordable and Equal Opportunity Housing 
Encouraging the diversity of housing opportunities has been a long-standing policy in Tracy. 
The following list of programs are suggestions for wavs developers and the City can work 


together to maintain this policy within the Specific Pian areas. 


(a) Encourage a portion of rental units in al] densities. 


(b) Provide a range of unit sizes. especially within medium density and high density 
arcas. 
(c) Permit manufactured housing in appropriate residential areas (per Section 65852.3 
{ the California Government Code), provided that the manufactured units are 
designed so as to have no substantial adverse impact on the res‘denual character of 
new or existing neighborhoods. 


(d) Negotiate a reduction in development fees and/or exactions in exchange for the 
long-term provision of “very low” and “Jow” income units. 


(ec) Under certain conditions, grant 4 bonus in the maxdmum Gwelling unit density ofa 
particular parcel in exchange for the long-term provision of “very low” and “low” 
income units. 


(f) Encourage an appropriate proportion of new ground-floor, multip}e-family housing 
units to be usable by handicapped or elderly persons. 


() Assist city residents and potential developers by: 


(i) Providing information concerning :he availabilizy of state or federal programs 
offering housing assistance 10 low income and “snecial needs” households. 


(ii) Providing assistance in contacting appropriate agencies and in submitting 
applications for appropriate projects. 


(nh) Provide for a reduction in the number of parking spaces required for housing 
reserved exclusively for occupancy by eldcrly persons. 
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"4412 Residential Desien Guidelines 
. ae Design features which are to be included in subdivision plans are as follows: 


| (2) When designing the subdivision, create buffers between residential, commercial, 
} industrial and public uses with landscaping. 
J 


(b) Medium and high-density units should be Jocated as a transitional uses between 
ze industrial or commercial centers and Jow-Gensity areas. 
| 


(c) Where a residential use abuts a non-residential use, 3 Conditional Use Permit and 
design review shall be required to ensure provision of adequate buffers. Where 
\ residences will abut industrial OF commercial uses, soundwalls, screening, larger sct 
backs, public roads, height limitavions, and residential noise insulation should be 
required, as needed, as buffers or abutting use impact mitigauion measures. Such 
~ residential development buffers or mitigation measures must at minimum be 
consistent with the requirements of the general plan, this plan, and zoning 
ordinances governing the abutment of residential and commercial Or industrial uses. 
te Improvements to reduce interference between uses shall be provided by the new 
oe use, rather than the existing use. Where a ncw residential use abuts an existing 
A, Se .* Industrial use, a condition of the Conditional Use Permit for the residential 
development should be public recordation of a nouce and/or easement of the 
existing industrial use. pry A é ee aes 


(d) Uses at the edge of new subdivisions should be compatible with adjacent existing 
- development. The character and scale of the new neighborhood should complement 
the adjacent neighborhoods, although it is not necessary that they be identical. 


(ees ns subdivision shall be designed so that the streets, sidewalks, pedestrian and ° 
bicycle ways connect with the appropriate neighborhood open space and park 
system. 


(f) Incorporate the street design guidelines trom Section 42.. 


(c) Residential subdivision designs should avoid Jong, straight streets. Where a street 
must be Jong, it should be curved such that there is an off-set equal to the width of 
the street over 2 Viewing distance. This will help to reduce speeding anc noise 

impacts on adjacent homes. 


(h) Provide internal accessway’s Detween multi-family (MDR and HDR), and 
single-family (LDR) areas. 

(3) Multi-family units (MDR and HDR) should have centralized parking facilities. 

roe __ Parking areas should be visible from the adjacent street to provide safety and allow 

: easy police surveillance, however, landscaped berming should be provided in the | 

setback to minimize visual impact. Parking areas which completely surround 2 . | 

building should be avoided. Parking standards for residential areas are discussed in 
ection 4.2. 
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The design of multi-family developments (MDR and HDR) should provide a sense “ls 
of territoriality so that str gers loitering within the complex can be identified from - 3 
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Where significant visual features have been identified in the process of subdivision 
design, views of these features from roads and future development should be 
preserved where practical. Homes should be oriented to maxumize view 
Opportunities, but unrestricted views should not be expected and the privacy of 
other: should not be unduly sacrificed. : i | 


While maintaining good circulation, subdivision street onentation should allow for a 
Passive solar benefit. For example, residential streets Tunning east-west allow the 
face and rear of houses to be onented to the north and south, thus allowing the. 
realest access for solar heating andcooling.:. -'°- ro eas 
Special care should be exercised to ensure that multi-story structures do not 
obstruct solar access of adjacent single-story structures. ! e 


Within each subdivision, provide a mix of housing types and unit designs. 


Dwelling unit alternatives, such as the duplex and triplex, that can be utilized ina 
,- Concept to allow areas to be preserved for Open space are encouraged. These . _ 
"nut types can also be offered at lesser unit costs..." BEN i ei 
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Lotting Standards for each type of residential development contemplatedinthe °° 2» ..”. 
Specific Plan area shall be in accordance with the Tracy Zoning Code. Reguestsfor’ °@ 
Modification to the minimum lot size or any other loicing standard must be reviewed : 
anes the Pianned Unit Development guidelines specified by the Tracy Zoning 


de. 


I. is recommended that the Tracy Zoning Code be amended to allow front yard 
setbacks to de 15 feet to either the dwelling unit or the farage except that within any 
Cutinuous block face one-third of the units shall be setback at least 20 feet. 

ubdivisions shall be designed to distribute the units constructed at the greater 
Sctoack along the block face. - Oe eg ene 


- three foot side yard setback may not abut a three foot side yard on the adjoining 


Pps amor 


It is recommended that the Tracy Zoning Code be amended to allow MODR zone 
ide yard Setbacks to be seven feet and three feet or zero feet and ten feet. (ae 
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Residential subdivisions should avoid creating double and/cr reversed fontage lots 3a 
pt where necessary to provide separation from collector streets or to OVercOMe ‘a: 2. Tike 
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(v) To maximize open space throughout the Snecific Plan, cluster housing is encouraged 
in all residential density categones. Cluster developments can create unique, 
marketable, and livable communiues, as well as provide common open space. Plan 
review of a cluster housing layout shall occur during a Planned Unit Development 
Review. 


(w) Each subdivision is encouraged to provide public open space. One-half acre 
mini-parks to be developed and dedicated by the subdivision developers are shown 
on Figures 3.3, 3.4 and 3.5 and are listed in Table 4.2. 


(x) | Mini-parks should be centrally located in a subdivision and be linked to the 
neighborhood open space network whcere feasible. 


(y) | Large concentrations (30 lots or more) of medium density small Jot single-family 
housing shall be discouraged. If such a concentration is submitted, it shall be 
approved only if it successfully addresses the following points: 


1 Reduced lot width, and coincident loss of on-street parking, shall be 
compensated for by the Bien of visitor parking arcas. 


Bi The street scene shal] have varied setbacks and more than one unit type in 
order to avoid the monotony of an “all garage” street. 
3 Streets with narrow lots shall be short and/or curved so as to further assist in 


providing variety in the street scene. 


(z) Where existing RE zoning abuts residential development, the abutting new lots shall 
be limited to single- family detached dwellings of one story in height, have a seven 
(7) foot durable fence such as a combination of masonry and wood along the NE 
zone lot line, and a vard setback of at Jeast 35 feet from the RE zone. The design of 
the new Jots shall be such that each RE Jot has two or Jess neighboring lots and no 
street shal] abut the RE zone Jots. Durable fence to be extended along border with 
park and school. 


41.2 Commercial Development 


Parcels with a commercial land use designation are distributed evenly throughout the Specific 
Plan areas in order to provide residents easy access 10 convenience shopping opportunities. 
These shopping areas are not meant to Graw business away from the Central Business IDisimicr. 


but will include businesses which are logically situated in residential areas. 


There are two types of commercial developments allowed by the Specific Plan; Neighborhood 
Shopping (NS) and General Highway Commercial (GHG) 


fx 
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4.12.1 Neighborhood Shopping 


These centers are located as an integral part of neighborhoods for the purpose of providing 
those products purchased on a day-1o-Gay basis by the residents of the immediate area. 
Neighborhood shopping centers are also provided to allow those uses not ordinarily considered 
detrimental to a residential zone because of traffic, noise, or other nuisances (Tracy Municipal 
Code Section 1()-2.1701). 


Three NS sites are designated by the Specific Plan; one at the intersection of MacArthur Drive 
and the extension of Mount Diablo Road, onc at Tracy Boulevard and West Central Avenue, 


and one at Tracy Boulevard and Schulte Road. 


Permitted uses for NS sites include: 


Convenience food stores 
Supermarkets 

Drug stores 

Liquor stores 

CanGy cr ice cream stores 
Barber and beauty shops 

Dry cleaning and laundromats 
Shoe and jewelry repairs shops 


Conditionally permitted for NS sites include: 


Auto service stauions 

Restaurants serving beverages with less than 14 percent alcoho}. 
It js recommended that the Tracy Zoning Code be amended to require NS sites to reflect the 
above-listed permitted and conditional uses. A Conditional] Use Permit is reauirec for all NS 
Sites; : 


£12.22 General Highwav Commercial 


Uses are located along maior arterial streets to provide areas for commercial activities which are 


automobile-orjented O7 “or those uses which seek locations outside the Central Business District. 
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Two GHC sites are desicnated by the Specific Plan; a 1S -aere parcelon Grant Line Road near 


the [-205 intersection and an §-acre parce] at the intersection of Eleventh Street and Corral 


Hollow Road. 


Permitted uses for GHC sites include: 


Restaurants 

Home Furnishings/Appliances/Fumiture stores 
Auto accessory shops 

Auto rental senices 

Genera] consumer and business Services 
Miscellaneous repair services 

Auto repair services 

Auto service stations 

Motels 


Conditionally permitted uses for GHC sites include: 


Supermarkets 
General merchandising retail 
It is recommended that the Tracy Zoning Code be amended to allow general merchandising and 


supermarket uses with a conditional use permit ina GHC zonc. 


Sewer allocation for both types of commercial uses is set at the rate of 1,600 gallons per day per 
acre. In 2 Planned Development with both residential and commercial uses, the sewer allocation 
for the commercial use is subtracted from the allocation currently assessed for the parce]. The 
remainder of the allocation can then be used to determine the number of allowable residenual 


units. 


4.1.2.3. Commercial Design Guidelines 


(a) Each shopping center shal! adhere to 2 minimum of 45% of the Jot fe: parking, and 
20% of the parking area shall be landscapes. 


(b) An architectural theme must be developed for the total site of a shopping center. 
Satellite sites should also follow this theme. 


(c) The architectural style of new buildings should have a contemporary appearance but 
utilize elements which complement the existing character of Tracy, 


(d) Large, continuous surface treatments of a single material should be minimized. In 
tne event thal this is done, textural changes or relief techniques should be 
iNniTOcuce ct 


(h) 


(k) 


(1) 


(m) 
(n) 


(0) 


(p) 


Large buildings should have facades that include variations in form and texture 
which relate to the human scale and experience. 


Building massing should discourage a continuous facade, instead several pedesirian 
nodes should be creatcd. 


Continuous arcades along the frontage of the shopping center are encouraged as 
they provide pedestrians protection {rom rain and summer sun and allow them to 
move from one shop 10 another without having to leave the arcade. 


AJ] undeveloped building pads should be landscaped prior to construction of the 
next phase of a project. 


Parking areas should be designed and landscaped to minimize glare, heat gain and 
the visual impact of large numbers of cars. 


Special attention shall be paid to pedestrian movement through the parking lot. 
Accommodation for the pedestrian in the way of paths or sidewalks 1s to be included 
in the layout of the Jot. These paths shall be paved or designated on the pavement, 
and shall be illuminated for night use. Adequate signage providing orientation to 
the pedestrian is requisite. Trees which shade these paths should be incorporated 
into the Jandscape plan. 


Loth perimeter and interior landscaping shall consist of canopy-type trees. The 
Jocation and spacing of trees is dependent on the type of tree used, bui the effect 
should be a consistent tree cover which will provide shade. Generally. 2 tree should 
be installed for every five to eight parking spaces. These trees can heir provide an 
identifiable image to the shopping center. The use of turf in the narrow tree islands 
is discouraged. 


Perimeter landscaping is required adjacent to strec: frontages. These perimeter 
are2s should not be Jess than 10 feet in width and should incluGe trees, snrubs, and 
cround cover. Landscaped berms are encouraged to soiten the transition between 
street and parlung Jot. 


Landscaped areas are suggested adjacent to buildings. 


Tne plant palette should be relatively limited and applied in groupings of similar 
species rather than 2 few plants of many different species plamted together. The use 
of water conserving plantungs, such as California natives and drought tolerant trees, 
shrubs anc turf 1s encouraged. 


Live plant materials should be used in all landscaped areas. The use of gravel, 
colored rock, bark eid other similar materials are not accepieble as 2 soje ground 
cover material. : 
Automatic irrigation is required for all landscape areas. Plants shouic De watere 
and maintained on a regular basis. Irrigation svstems should be Gesignec so as n 
10 Overspray walls, buildings, parking areas, elc. Tne use of water conserving 
systems such as Grip irrigation for shrub and tree planting !s encouraged. 
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Entryways to the Jot shoul be well defined and recognizable to the MOLOTISIS as 
parking lots and include elements such as lighting and signage. 


Ful] street return entrances shall be limited to major entrances and shall be spaced 
31 a minimum distance of one per 600 feet. Secondary entrances may be 35-foot 
curd cuts. Random curb cuts for individual or satelite users are not permitted. 


Shopping center parking lots should provide resting and waiting areas with benches 
and Jandscaping. 


Ajl shopping centers must provide transit loading stations. Designs shouid be 
prepared under the direction of the Community Development Department with 
assistance from the Traffic Engineering Division. 


All exterior trash and storage structures and service arcas should be screened from 
view. 


The design of fencing, trash enclosures and similar accessory site elements should be 
compatible with the architecture of the building and should use similar materials. 


For exterior lighting, both the foxctures and the overall lighting scheme should be 
conceived as part of the architectural end Jandscape Gesign statements for a project. 


Azsea lighting should be directed predominantly downward and shall be placed to 


prevent glare or excessive spray of light on neighboring sites. 


Accent illumination should be provided at key locations such as building entries, 
driveway entnes, etc. 


Pedestrian walkways, plazas or other activity points should be jlluminated. 


Lighting or highlighting of building facades is permitted but should be sensitive, 
subtle and not excessive. 


Parking and roadways in commercial are2s should use either mercury vapor OT high 
pressure sodium lJamps. 


All signage must be approved under the provisions of the adoptec Sign Ordinance, 
but must foliow the shopping center’s adopled tneme. 


413 Public Facilities 


Only one public facility site is designated on the Jand use map to be within the Specific Plan 
boundaries. This will be South Station, a permanent fire stauion in the southern poruon of 
Tracy. The station will be located in the southwest quadrant of the intersection of Trdcy 
Boulevard and Wes: Central Avenue. It will replace the interim station which is presently 


located diagonaliv across the same intersection. 


The facility itself will be designed and constructed to mect the requirements of the Tracy sestice 
Department. Building specifications will adhere to State standards and be similar to the North 
Station. The permanent South Station will be equipped with a 1,500 ¢.p.m. pumper fire truck 


and may have an aerial ladder truck in the future. 


Other City government public service departments whose offices are outside the Specific Plan 
areas, will expand as the population increases. Both the Police Department headquarters and 
City Hall, Jocated inthe governmental complex on East Tenth Strcet, will be expanded to meet 
the additional demands of future Specific Plan residents for staff and programs. Design and 
construction of the City Hall and police facility expansion will be supervised by the City’s Public 
Works Department who will also coordinate with the affected agencies. Additional maintenance 
facilities, park, street and utility maintenance will also be required and will be coordinated by the 


Public Works Department. A firefighter training towe: is proposed at Boyd Semice Center: 


4.1.4 Public Schools 

Most of the Specific Plan areas are within the Tracy School District (elementary ang middle 
schools) and the Tracy Joint Union High School District, which function under common facility 
planning adminisiration, but have separate Gistrict boundaries. There are five elementary 
schools, two middie schools. one hich schod!. and one continuation high schoo! within these two 
districts. Jefferson Elementary School Disizict anc the Tracy Joint Union High Schvo] Disiric 
serve all areas south of Valpico Road. Currently, Jefferson Elementary Schoo] District does noi 


have 2 schoo] within tne Tracy City limits. 
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Schoo] enrollment has increased suds:anually in the past several vears throughout the three 
districts. All schools are using portable classrooms, and most presently exceed their opumum 


capacity, (Schoo) Faciliues Planning anc Development Guidelines, Draft October 1985). 


The Specific Plan has designated seven elementary schools, two middle schools, one k-& school, 
and one new high schoo! for the arcas within the scope of the Specific Plan. Tracy School 
District faciliry planning policy in accordance with State Guidelines requires the 1/2-mile and /” 
1-mile attenGunce zone standards for elementary and middle schools to be adhered to for each 


new facility. The K-§ designated school is within the Jefferson Schoo] District boundary. 


To allow joint use of playground and pari: facilities and to reduce the amount of Jand required 


for each use, clementary schools have been located on the plan adjacent to neighborhood parks. 
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The Tracy Joint Unified High Schoo] District owns a 76-acre parce] at Corral Hollow Road and 
Lowell Avenue. This site is planned for a new high school of 2,000 students with an expanded 


campus. 

Design and construction of new school facilities will be supervised by the Facilities Planning 
Department which is jointly administered by the Tracy Joint Unified High Schoo! District and 
the Tracy School District. Facilities within the boundaries of the Jefferson Schoo] District wil] be 
coordinated by that agency. 

4.2 Circulation 


421 Roedwavy Standards 


The Specific Plan circulation system has been designed to meet the transportation demands of 


the projected population, 2s well as to link with the city’s existing roadway network. 


Streets within the Planning Areas are classified according to their expected level of use in the 


following categones: 


Table 4.1 


Roadway Standards 


Averace Dailv Traffic 


Major Arterial “-Janes SO’ Travelled Way 10,000 - 25,000 + 
(Reference Figures 4.1, 4 eG) (incl. 16° median/Left Turn lanc) 

Minor Arterial 4-lanes a ravclied, Wan 5,000 - 12,000 
(Reference Figures 4.4, By 5 a0)) (incl. 14° Left Turn lane 2-way) 

Major Collector 2-Janes AO Travelled Wav 2,000 - 5.000 
(Reference Figure 4.7) (incl. 16’ median/Left Turn Janc) 

Minor Collector 2-lanes 42’ Travelled Way 500 - 2,000 
(Reference Figure 4.8) 

Residential Street 2-lanes 36° Travelled Way < 500 


(Reference Figure 4.9) 


The loez:ion and design of roadways should integrate with the natural slope of the 
Jand and its drainage where feasible 


Circujation patterns should not encourage i through traffic in residential] areas. 
Roadway Javouts should discourage use Of residential streets by industria] and 
commercial} traffic. 


Internal subdivision circulation should emphasize the use of cu)-ae-sacs Gocallyless 
then 330 feet in length where feasibie) and short Joop sirects (Jess than 1,000 feet in 
length). 


A cul-de-sac should not exceed a maximum number of 20 houses in Jength. 


Residential subdivision designs shou!= avoid Jong, ee es Meh|eresa sirect 
must be jong, it should be curved such that there Is an off-se: equal 10 the width of 
the streel over a viewing distance. Tinis will help to recuce speed o, and noise 
impacts on adjacent homes. 


Design guidelines and roadway alignment for improvement of eh onenal Drive 
from Mt. Diablo Stree: 10 £} leventh Street will be addressed in the Industrial 
Soeciou. Pien. 


Eleventh Street, wes of Corral Hollow Road, shal] izansitien 10 the typical Eleventh 

Street section ¢asi O: Corsc: 1ioliow Road indicated in rivure 4.2. Details of mghi- 

of-way wid:n and landscape requirements Icr proper: jes wesi of Corral noliow 

Roac shal} be adcressec at time of Preliminary Pian and Tentative Map review 
Desien cuidelines are prowides in areaicr detail in] Fieures 4.. througn 4.14 
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Major Arterial-Secticn 
Corral Hollow Rd., Schulte Rd., Tracy Blvc. 
Valpico Rd. and Mac Arthur Dr. 


Figure 4.1 
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Major Arterial-Section 


Grant Line Rd. west cf Corral Hollow Ric’. 
end Eleventh St. east of Corral Hollow Rd. 


Figure 4.2 
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Major Arterial w/ Existing Deep Channel-Plan 
Grant Line Rd. east of Corral Hollow Rd. 
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Minor Arterial w/ Storm Drain Channel-Section 
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Sycamore Pkwy. 


Figure 4.4 
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Minor Arterial-Section 
Corral Hollow Ra. north of Grant Line Rd. 


Figure 4.5 
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Figure 4.6 
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Typical Residential Street-Plan 
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Figure 4.9 


ae ha aaa 


I Bait 


Ine Ve 


{ 
i" 


-aeweee’ 


SS Fe a Se ee ae 
1 See = 
- ee 
are =e nf | 
if 
Sa Fest alt 
to a Pat, 
SESS ear —— — = 
Ri ae! a 
Se peas Hy UH 
Lf —~ Vet 
=e V4 
I — ——— 
ee aT 
SF . tAANC i 
pie SoA aa TS] Nh | . 
SS ee Sal Aen ‘ 6 
= — aa | 
1 Cc | 
= z | 
! 


J 
i 


aRARD , 
; fae 


“565 . 


——_w eee ewe ew we ew 


ce . 
i 2 
! 2110905 111,280) So =<. 
—_— 


oR = ————_—_—_— 
———_—- = 
. 16,870 aoe ae 


wae, 


ate ee 
‘ 


110.660 | . 2.520 
[6.22010 


eed EA ee 4 
| hal or WAR, 
pS Wes) 


oe 


Tracy Residential Areas PROJECTED TRAFFIC 
peciiic Pian VOLUMES 


see . — 5¢0-2.500 ADT on existing stres 
ieee Ps Cocos aes 2.50 -7,000 ADT on existing sree 


a 7,.001-£,000 ADT on existing sree 
——=s_- 9,001-12.500 ADT On exishos své6e 

; a 42,501+AD7T on exusnne e~ 

pa Or Ned) Ae De Sse 5022.500 ADT on proposec. “ee 
LA Sai ine Mh EG. Tyree Be-8a 2.501-7.000 ADT on proposed stes 
—S okhihe oni ener 6-658 S———-=: 7,001-8.000 ADT oc aroposed svee 


berne-Webs Assoceion 


June i687 


ow 


Lees: 


Ss : EK 


ee 


| | 
} 7 
/; no /\ \ 


9° MIN 


SINGLE FAMILY RESIDENTIAL DRIVEWAY 
DIMENSIONS AND SPACING 


Basic or secondary onl, 
not full street return 


75' MIN 33'-50' MIN for collectors 
+ 
100° MIN 100-125 MIN {oa Minor Arienal 
+} 150-200° MIN for Major Arterial 


MULTI-FAMILY AND COMMERCIAL DRIVEWAY SPACING 
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BASIC COMMERCIAL/MULTI-FAMILY 
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HIGH VOLUME COMMERCIAL 


Figure 4.114 


DRIVEWAY GUIDELINES 
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Sittazeo pulerse chions 


Corral] Hollow/Lowell Avenue 
Linco]n/Lowe]l 

Corral) Hollow/Eleventh 

Corral Hollow/Cypress Drive 
Corra} Hollow/Schulte 
Sycamore/Schulte 

Tracy Boulevard/Centre Court 
Tracy Boulevard/Schulte 
Central/Schulte 

West Eleventh/New Byron Road 


402.4 Parkine: Stam@aras 
4.2.4.1 Off-Street Parkine - Residential 


In keeping with the City of Tracy’s current parking code, 1.5 off-strect parking spaces should be 
provided for each dwelling unit in the Specific Plan Area. This ratio should be applied to both 
single family and multi-family dwellings (including apartments). In many instances, the peak 
parking demand of larger dwelling units will be two or more spaces, but on-street parking should 
be adequate to c=commodate the additiona] demand. In some instances, provision of off-street 
parking beyond 1.5 per unit may be warranted. An example would be a Jarge unit (3-4 bedroom) 
condominium complex located on streets with little or no available on-strect parking. In such an 
instance, a Site-specific study of parking demand and available on-street supply should be 


conducted to determine if the 1.5 space per unit will be adequate. 
4.2.4.2 Off-Street Parking - Commercial 


The City of Tracy's code requirement of one parking space per 250 square feet for commercial 


development also applies for the retail] uses proposed for the Sp pecitic P admarca( kee 


neighborhood and genera) highway commercial shopping centers). 
4.2.4.3 On-Street Parking 


Parking is permitted on residential] and minor collector strecis. and prohibited on major 
collector and arterial streets. 


42.5 Off-Site Street Improvements 


Several off-site sireet improvements will be necessitated by traffic from the Specific Plan arca at 


buildout. They include: 


Intersection Improvement 
e  racy/ Grant Linc Restripe Eastbound approach for two through 
lanes. 
e Hol..-Central/Eleventh Facilitate cast-to-south right turns. 
e Tracy/Eleventh Add eastbound and northbound right turn pockets 


(200 feet in length). 


4.2.6 Bievcle Network 


An interim bikeway system guideline is included until a more thorough bikeway plan can be 
prepared and reviewed by the Planning Commission and recommended to the City Council. The 


interim bikeway system guideline (Figure 4.15) is based on two principles: 


(1) that schools, parks, major shopping centers, downtown, city hall, employment 
centers, and other important destinations should be connected by the bicyc cle 
system; and 


(2) that a grid network of bicycle Janes at approximatcly one-half mile intervals subject 
LO spe ecial circumstances be planned. Refer to Sechon4o.235 


4.2.7 J-208 Improvements 


Traffic analysis has shown that buildout of the Specific Piza and other infill development in 
Tracy could Jead 10 2 43 percent increase of mainline traffic on 1-205. As tie cities of Manteca 
and Ripon increase their housing stocks and share or 1-205 commuters, it will become necessary 
in the future to widen J-205 to at Jeast three Janes in each direction. Sufficient nghts-of-way 
exists for such a widening, but Calirans has no projec:s programmed for J-205 at this time. City 
oi Tracy officials should adopt 2 policy to sep funding for the widening of 1-205. Local 
officials should also work to promote traffic mitigation measures throughout the ]-205 corridor, 


uch as paratransit prczrams, to delay the need for this widening. 
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Tracy Residential Areas INTERIM BIKEWAY SYSTEM 
Specific Plan GUIDELINE 


Bikeway ot stee: 


EDA ne -—-+— Bikeway on steel 
Wises & hem wammmmi Missing link In Dike network 
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4°98 Paratransi( J'racrams 


The Specific Plan will necessitate a doubiing in the scale of operation of Tracy Transit, the City’s 
Gial-a-ride service. Expansion of this service will be essential] to provide a measure of mobility to 


Tracy residents, current and future, who do not have access to an aulo. 


Because a large number of Specific Plan residents are projected to commute long distances to 
work in other communities, an excellent market for carpool, van pool and possibly subscription 
bus semices wil] exist. With adoption of the Specific Plan, the City commits to a policy of 
promoting ridesharing and other transportation alicrnauves. Implementation of such a policy 
would be the development of a program to promote the use of transportation alternatives to the 
single-occupant automobile, including promotion of ridesharing, via the media, designation of 
park and ride areas where car and vanpools can assemble and working with major emplovers of 


Tracy residents in the Bay Area to provide incentives for ridesharing. 
4.2.9 Railroad Crossing Desien Criferia 
4.2.9.1 At-Grade Railroad Crossings 


Any roadways which cross railroads without grade separation should be designed 10 be as 


perpendicular as possible to the tracks. At-grade crossings should have appropriate signage and 


_traffic control, per Caltran’s Traffic Manual]. Surface improvement standards at crossings should 


minimize jolts and vibrations to crossing automobiles. 


4.2.9.2 Railroad Grade Separations 

The design of railroad grade separations on Corral Hollow Road, Eleventh Street and Tracy 
Boulevard should conform to regulations contained is: the Public Utilities Commission's General 
Order No. 26-C (which governs railroad bridge desien) and the current Caltran’s Highwav 
Design Manual (which contains design criteria for roadways passing under railroads, bridges and 


overhead structures). 


The following list of key criteria for all three grade separations is based on these two references 


as well as the circulation requirements of the City of Tracy: 


4-3] 


(a) Grade separations should have four trave} lanes and sidewalks. 
(b) Maximum slope of the roadway should not exceed 5%. 


(c) Minimum clearance between roadway and the bottom of the vailroad bndge should 
bess iect, 


(d) Stopping sight distances shoula conform to Caltran’s standards. 
4.2.10 Noise Standards 


The following design guidelines shal] apply to ali uses within the Specific Plun areas tc minimize 
noise impacts: 


(2) Limit use of unbroken solid walls along arterial streets tc provide noise attenuation 
in order to avoid a monotonous, walled-city appearance. Provide variable 25’ to 35’ 
wide landscaped zone with wal] offsets as indicated on typical roadway sections. 
Include berms, setbacks, noise insulation, and buffering of noise-sensitive areas 
from the noise-source by buildings, parking areas or structures. (Sce Figures 4.1 
through 4.9). 


(b) Avoid siting new residential land uses within present and future 6s; A dn 
contours, unless effective shielding can be provided so that extcrior noise }eve) will 
not exceed 65 dBA Lan. 


(c) Avoid locating other noise-sensitive uses On sites with greater than 60 GBA Lan 
where possible. 


(d) Ensure that new commercial and industrial projects are designed to minimize noise 
impacts on neighboring noise-sensitive areas. Reduced noise Jeve!s can be achieved 
with landscaping and addiuonal setbacks where necessary. 


4.3 Parks and Open Space 


The Specific Plan park system has been designed 10 provide recreational opportuniues for the 
entire communin. Development of the three-tiered park system will allow both play areas close 
to home, neighborhood parks for group activities, and a community park for active sports and 


large events. 


431 Park Development Standards 
2250 Weis arks 


(2) Generally, subdivisions that include areas which are onc-cighth mile or further from 
2 school or a Neighborhood Park shal! provide public open space in the Jorm of 


one-half ecre mini-parks. Mini-parks shall also be provided if access 10 2 school o7 2 
Neighborhood Park is Dlocked by 2 major street. Tnese play areas shal: de 


jedicated and developed by the subdivision developers. Table 4.2 lists ine acreage 
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requirements for mini-parks, by parcel and Ficures 3.3, 3.4 and 3.5 show diacramatie 
yOF the Taint parks, 


Mini-parks should be centrally located within 2 subdivision and be linked to the 
neighborhood open space network where {casible. 


Mini-parks can also be designed to provide a unique clement in each neighborhood 
that acts as a Jandmark and gives the neighborhood its own identity. Fountains, 
Stalues or special landscaping could be used to achieve this. However, the primary 
funciion of the mini-parks as a play area must not be precluded. 


Private Open space may be substituted for public mini. parks in areas where shown 
on the Plan provided the service area of the mini-park js entirely within one form of 
land ownership such that all residents are guarantecd use of the mini-park. 
Addivonaliy, the minimum park dedication requirements must be met and the 
dedication ensured for perpetuity. 


Table 4.2 
Mini-Park Standards 
Minj-nark Acreace Parce] # Mini-park Acreage 
0 14b 05 
0 pe) 0.5 
0.5 16 OS 
0.5 17 20) 
1.0 1& 2.0 
0 19 GC 
0.5 20 CS 
20) 2] 0.5 
0 2 0 
0.5 25 0 
te0) ae (5 
0 5 1.0 
1.0 26 0 
0 oy, 0 


The Neighborhood Park sites which are identified on the Land Use Map 

(Figure 3.2) are placed such that they can be easily connected with the overal] open 
space network and be shared with K-S school sites. Development of Neighborhood 
Parks within the Specific Plan areas must fit this criteria at 2 minimum. 


The size of Neishborhood Parixs ranges from six to eight acres. Refer 10 Table 3.1 
for site specific acreages. 


(h) 
(1) 


Q) 


(k) 
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Seven actes of the park land expecicd to be dedicated have been scl aside anc are 
not manped. These acres are to be provided on parcels where ECU S are 
transferred in the future. 


Cleur acecssways should be made whenever possible to pedestrian anc bicycle paths. 


Neighborhood Parks should be bordercd on three sides with sireets where feasible. 
Access from a park to a railroad track sh: .d not be allowed. 

Safety in the park should be enhanced by’: 

(i) Safety and security in design 

(31) Adeouate lighting 

(iii) High visibility (clminate secluded and obscure arcas) 

(iv) Safe access to parks 

Handicapped access should be provided by clear paths to cach facility in the park. 
Features of neighborhood paris should include: 

(i) Contoured grading 

(ii) A mix ol shade trees 

(iii) Unilize areas with mature trees where available. 

Typical Neighborhood park development could include: 

(i) Circulation (Pedestrian, Bike anc Jogging Trails) 


(ii) | Landscape and Irrigation 


(i33) Facilities (1 softball, soccer, 2 tennis, 2 multi-courts, 2 sport walls, children’s 
playcrounc, picnic, and barbecue areas) 


Valle Vista, which is currently 2 stubbed, local street, be limited to pedestrian access 
only and not provide automobile access 10 the park o7 schoo}. 


3a) oh Gorm imine a0 


(2) 


(b) 


(c) 


It is recommended that Jand for 2 Communit Park be acquired in the near future 
preceding further escalation of land values in the Tracy area. A minimum park site 
of berween 40 anc 100 acres is advised. Once a Community Park site is selected, as 
much land as is economically feasible should be purchased; no community has 
regretted purchasing “too much land.” 


Developmeni of improvements within the park can be phased as funds become 
available. However, preliminam plans should be made once land ts acquired lo 
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Conceptual] Procramming for e 40+ acre park could include: 
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sofiball Hardball Fields (10 Acres\--Three sofibal] fields and one hardball field 
Siluale.. in a ClOver-\wpe arrangement with lichting for night use. The softball 
complex should be situated on the perimeter of the park so sounds and lighting will 
not interfere with other park activities. Sunken or bermed areas arouid the so!tbal] 
diamonds can improve the appearance of the area and rclieve the need for fil] in 
other areas of the park. Trees should line this softball complex to provide a natural 
wind break. 


Soccer Fields (7 Acres)--There should be four full-sized soccer fields situated next 
Oo the softball complex and adjacent to the more passive uses. 


Parking (4 Acres)--Landscaped parking areas should be distribuied around the 
perimeter of the park. 


Plaverounds (3 Acres)--Three types of playgrounds are recommended: a regular 
full-size playground for older children; a “tot-lot” for preschoolers; and a 
playground designed for handicapped children or children who use appliances. 
Addiuonally, some of the three acre allotment should be devoted to simple 
couri-type sports such as basketball. All playgrounds should be easily maintained 
and designated with safety features. 


Picnic Areas (7 Acres)--Attractively designed coverings should be utilized in the 
picnic areas. One large picnic area to accommodate one to two hundred people is 
suggested. Smaller picnic areas should be distributed throughout the park. 


Amphitheatre (2 Acres)--An amphitheatre should incorporate a stage that is both 
professional and appealing. The seating area should be at a gentle slope accessible 
for either picnickers or more formal] uses. 


Pathwavs and Walkwavs (5 Acres)--Pathways and walkways should be designed to 


meet the needs of a variety of users. Unique surfaces on some pathways can be used 
to isolate certain activities such as rollerskating or jogging. Particular attention 
should be paid to handicapped access. 


Garden Areas (2 Acres)--Gardens should be distributed in an aesthetically pleasing 
way, perhaps along the walkways. 


All feziures in the Community Park should be designed to consider SECUrITy. 


fate rg! Streetscapes . 


pee a 


eéneral 


—_—_—_—_—__ 


(a) 


(d) 


The design of the streetscape should integrate, in a consistent and creative manner, 
plant materials, paths, landforms, soundwalls, lighting, furniture and signage to 
produce an attractive and functional environment. 


All landscaping should be designed, installed and maintained in accordance with the 
principles of xeriscape. The goals of xeriscape are 10 provide a low maintenance, 
waler-conserving, funcional and attractive landscape. 


(c) 


(¢) 


(c) 


(f) 


(g) 


AJ] landscaping should employ a mx of trees shrubs. groundcovers and turf where 
appropriate. The plant palette should be relatively limited and apphed in groupings 
of similar species rather than @ few plants of many different species planted togethe:. 
The use of water conserving plantings, such as California natives and crought 
tolerant trees, shrubs and turf is encouraged. 


Live plant materials should be used in al] landscaped areas. The use of gravel, 
colored rock, bark and other similar materials are not acceptable as a sole ground 
cover material. 


The use of lawn substitutes is encouraged in al] medians, parkways and 
Grainageways. The use of turf should pe minimized and reserved for areas of high 
use or visibility. 


Automatic irrigation is required for all landscape areas. Plants should be watered 
and maintained on a regular basis. Irrigation systems should be designed so as nol 
to overspray walks, buildings, parking areas, etc. The use of water conserving 
systems such as Grip irrigation for shrub and tree planting is encouraged. 


The solar rights of property owners should be protected from encroachment by any 
structures or vegetation in the parks, medians, parkways and crainageways. 


43.2.2 Entnwavs and Gatewavs 


(2) 


(b) 


(¢) 


The approaches to, and the intersections of, Eleventh Streevand G:ant Line Road 
with Corral Hollow Road should receive special treatment as gateways to the City of 
racy. 


Setasides for at the gateways shall be no Jess than 50 feet measured from the back of 
curb. 

Clear sight lines, unobstructed by trees, signs or other elements, sha]] be maintained 
to the gateway area. 

Gateway landscape design shall establish an entryway theme and signage 
consistent with Tracy's ezricultural and railroad heritage. See Figure <.16. 


,y 


Gateway landscape design shell be integrated and consisieni with the streetscape 
Cesign. ; 


Signage desien should provide opportunity for identification of nonprofit service 
reanizations in the community. 


Vertical elements such as flagpoles or tall trees should be incorporates into the 


Cesign. 
Berms should be used to elevate or frame gateway features. 


Sign materials should be resistant to the weather and vandalism. 
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(j) Provision should be made for night lighting of the gateway arca. 
(k) Bicycle and pedestrian paths should be continuous through the go'eway areca. 


(1) Entrances to ne:chborhoods shall be highlighted by special design treatment as 


rowan in Cure ake. 


(m) The following list or trces ics recommended for use in the gateway areas, at other 
eninways to neighborhoods and in other Jocntions where accent is uppropriate. 
Plant palette shouJd also include the tree specics used On adyacen: strecis and 


meqians. 

Botanical Name Common Name Peal ure 
Cedrus atlantuca Atlas Cedar Form 
Cedrus dcodara Deodar Cedar Verucal 
Eucalyptus globulus ‘compacta’ Blue Gum 
Eucalyptus viminalis Manna Gum _ Vertical 
Lagerstroemia indica cvs. Crape Myrile Flowering 
Magnolia soulangiana cvs. Saucer Magnolia Fiowering 
Malus cvs. Flowering Crabapple Flowering 
Phoenix canariensis Canary Island Date Palm Vertical 
Populus nigra ‘italica’ Lombardy Poplar Vertical 
Prunus cerasifera ‘Pissardii’ Purple Leaf Plum Fiowering 
Prunus serrulata ‘Kwansan’ Flowering Cherry Flowering 
Washingtonia robusta California Fan Palm Vertical 


Genera] 


(a) Tree plantings should indicate street hierarchy with larger trees along arterial strects 
and smaller trees on collector and residenual streets. 


(b) Tree plantings shall be symmetrical anc of the same species in the parkways on both 
sides of the streets. Treatment of the drainageway when adjacent 10 parkways shal] 
complement this formalized row ol trees. 

(c) One tree specie or patiern of species shall be planted consistently at regular intervals 
along the entire Jength of a street. Spacing interval shall be no greatcr than 50 feet 
On center. ; 

(d) Where trees are planted in medians, the plantings shal] be ccatinuous and at regular 
intervais. Spacing interval shall be no greater than 50 fect on center. Adequate igh: 
lines shall be maintained ai int 


( 


fa.) 


) Different tree species should be planted along intersecling arterials or collectors. 
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1a) Streets 


The foliowing list identifies recommended trees for the major streets that form the 


framework of the community. Use of these trees on other streets should not be 


extensive. 


Street 


Grant Line Rd. 


Corra] Hollow Rd 


Eleventh St. 


Sycamore Parkway 


Paniavan 


Pjstacia chinensis 
Chinese Pistache 


Fraxinus holotricha 
‘Moraine’ 
Moraine Ash 


Pistacia chinensis 
Chinese Pistache 


Platanus acerifolia 


Median 


Prunus serrulata cvs. 
Flowering Cherry 


Pyrus calleryana 
‘Bradford’ 
Bradford Pear 


Malus cvs. 
Flowering Crabapple 


Lagerstroemia indica cvs. 


jottnds 
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“Yarwood’ Crape Myrtle 
London Plane Tree 
Tracy Blvd. Fraxinus oxycarpa Pyrus calleryana 
‘Raywoodii’ ‘Aristocrat’ 
Raywood Ash’ Aristocrat Pear 
Schulte Rd. Liquidambar Prunus serrulata cvs. 
styraciflua Flowering Cherry 
American Sweet Gum 
MacArthur Drive Eucalyptus gunnii Pyrus calleryana 
Cider Gum ‘Bradford’ 
Bradford Pear 
Valpico Rd. Ce}iis Malus cvs. 


Chinese Hackberry Flowering Crabapple 


Coliector and Residentija) Stree:s 
AONETHOT End KRESIDENtial Streets 


(2) Landscape design should seek to establish 2 unifving theme in each neighborhood 
with 2 single tree species planted along each street. 


(b) Aminimum oJ one tree shall be provided within the road R.O.W. for each lot along 


collector and residential streets. The planung of additional and accent trees is 
encouraged. 


(c) The following is a list of trees recommended for use along collector and residential 
SITeeLS. 


Botanica) Name Common Name 


AJbizia julidrissim Sie wrce 

Alnus cordata lizhan Ajder 

Ajnus rhombifolia White Alder 

Celtis australis Etropean ilachberry 
Celtis sinensis Chinese Hackberry 
Ceratonia siliqua Garob lace 
Cinnamomum cumphora Camphor Tree 
Erjobotrva japonici Bronze Loquat 
Eucalyptus ficifona Red Flowered Gun 
Eucalyptus polventhemos Silver Dollar Gum 
Fraxinus velutina ‘Modesto’ Modesto Ash 
Koclreuicria bipinnata Goldenrain Tree 
Quercus suber Cork Oak 

Rhus lancea African Sumac 
Robinea ambigua ‘Idahoensis’ Idaho Locust 

Schinus terebinthifolius Brazilian Pepper ine 
Sophora japonica ‘Regent’ Japanese Pagoda Tree 
Zelkova serrujata Sawleaf Zelkova 


43.2.4 Storm Drainagewavs end Landscape Zone Desicn 


Landscape design at the drainageway and in the Jandscape zone should use 2 mix of 
trees, shrubs, cround-covers, vines and turf as appropriaie, mbdng conifers with 
jeciduous and evergreen broadleaf species. Sec Figures 4.4 amGra.s. 


Trees species planted in the parkway and median of the adjacent sir¢et shal] be used 


at the drainageway and in the landscape zone, however these specics shal) not 
account for more than 50% of al] trees in these areas. 


Landscape design should integrate the paths with the plantings anc berms. Paths 
should be gentiy curvilinear, flowing together with tne souncwal]. Paths and trecs 


ae 


should not be located on top of berms. See Figures 4.4 and 4.5. 


Plantings should be designed to restrict access 10 the channei and acjacent 
pProperlies: 

No facilities requiring plumbing. connections (i.¢., restrooms, fountains) shall be 
installed at the Grainageway or in the Jandscape zone. 


The following is 2 list of trees recommended for use at the drainageway or in the 
lancscape*zone. 
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Botanica] Name 


Aesculus californica 

Alnus rhombifolia 
Casuarina cunninghamiana 
Casuarina Stricta 

Catalpa speciosa 

Pinus canarijensis 

Pinus eldarica 

Pinus pinea 

Platanus racemosa 
Populus fremontii ‘Nevada’ 
Populus nicra ‘Italica’ 
Quercus agrifolia 

Quercus lobata 

Quercus rubra 

Schimus molle 

Salix babylonica 

Salix tortuosa 
Umbellularia californica 


4.3.2.5 Pedestrian and Bievcle Paths 
otbesinan ang bicvele Faths 


(2) 


(b) 
(c) 


Bollards shal] be installed at al] interse 
cyclist and discourage vehicular access. 


CmMergency access. 


Common Neme 


California Buckeye 
White Alder 

River She-Oak 
Coast Becfwood 
Western Catalpa 
Canary Island Pine 
Mondell Pine 
lralian Stone Pine 
California Sycamore 
Nevada Male Cottonwood 
Lombardy Poplar 
Coast Live Oak 
Valley Oak 

Red Oak 

California Pepper 
Weeping Willow 
Corkscrew Willow 
California Bay 


cuiOns with streets to alert the pedestrian or 
Bollards should be removable to permit 


Bicycle paths should be constructed of asphaltic concrete. 


Plantings should be designed and ma 


= 


intersections and prevent obstruction 


4.5.2.6 Soundwalls and Fences 
poundowalis and rences 


(2) 


(5) 


intained to insure good visibility at 


Soundwalls should be designed for aesthetic as well as functional purposes. 


Materials should be selected and emploved to create visual 


lines. 


Soundwalls adjacent to streets shal] b 


2nd massive materia] such 2s COnicr 
Pisure au, 


Between the right-of-way of an ope 


Iv Interesting patterns, or 


e § feet in heivht and constructed of a durab] 
cic lock or other masonm materials. See 


h-end cuJ-de-sac head and an arterial street, a 


three-foot wrought iron fence or Open Masonry wall may be used instead of an 


8-foot solid soundwal]. 


Soundwal] materials should have an irregular surface to reduce glare and 


Fenecuons: 


(¢) 


The distance from the curb to the soundwall shall very in a rhythmic palicrn as 
shown in Figure 4.2. 


£32.7 Lichting. Fumiture and Sicnace 


Lichting 

(2) Wumination standards for arteria) collector and residential streets should reflect the 
different right-of-way widths and functions. 

(b) Light fixtures and standards shall riect al] safety standards and be employed 
throughout the Iength of cach sircct. lt js recommended that one Jighung fixture 
style be employed for use on a}} sireeis. 

Furniture 

(a) Benches, bollards, trash receptacles and other furnishings should be provided at 
appropriate locations in the open space network. 

(b) All furnishings should be resistant to the weather and vandalism. 

(c) Aconsistent furnishing style shall be adopied and employed for use throughout the 
Specific Plan area. 

Signage 

(2) All official street and directional signs shal] meet all safety standards. One sign 
style shall be employed throughout the Specific Plan area. 

(b) Signs identifying neighborhoods, schools, parks and commercial areas should be 


integrated with the design of the sireetscape. 
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4.4 Storm Drainace 


The storm drainage system is one of the most important functional sysiems within The Specific 
Plan. Because 11 relies on a network of drainage channels to transport storm flows, it is essential 
that siting, design and construction of each segment of the system be coordinated. Theretore, 
cesign guidelines are provided in this section which specify standards for implementing the open 


channel] system proposed in the Storm Drainage Master Plan. 


The plan also recognizes the ability of the Storm Drainage System 10 be an amenity to the 


A 


surrounding community. An open space network is planncd to be adjacent to storm channels 


and include bicycle and pedestrian pathways. 


4.4.1 Channel Desien Standards and Dedication Requirements 


(a) The main network of the Storm Drainage System is to be comprised of open 
channels. The top width of the open channel shall be approximately 70 feet with a 
bottom depth of six feet. The channel bottom will have a 2-1/2 foot wide concrete 
gutter section for low flows. Slope of the channel shall not be Jess than 0.25% and 2 
velocity of not less than 2.0 feet per second, nor greater than 6.0 feet per second 
under storm flow conditions. 


(b) Two alternative channel] designs have been prepared. The exact nature of the 
channel] will be determined during the Gesign phase. These aiternatives are 
presented in Figure 4.17. Refer to Figures 4.1 through 4.9 for additional design 
details. 


(c) Where a storm drainage line is required to remove water from tributaries off 2 main 
drainage trunk jine or from trapped drainage areas, a pipe line is permitted. When 
such a line is within an open space network, a 35-foot right-of-way is required 
(Figure 4.17). Outside the open space network, 2 20-foot right-of-way is required, 
which can be located within subdivision street right-of-way when hydraulically 
possible. 


(cd) The use of “valley gutters” within subdivisions is encouraved so as 10 reduce cost 
enc allow drainage to flow to open drainage channels. 


(¢) Where roadways pass over the storm drainage system, low profile culvert sections 
should be used. Each crossing should be designed to convey the peak storm 
discharge and conform to any existing underground facilities. Construction of these 
crossings will either be by the open cut method or by the jacking method depending 
upon the parucular site conditions. 


(f) Channels tha: are adjaceni to commercia! properties will require pipe 


undercrossings 2: cach driveway ingress-egress location. These locations will be in 
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(¢) The present use of the WSID facilities may remain in effect until such time the 
exusting slorm Crainage system can be connecied 10 storm drainage chan: ls. Use 
of the WSID facilities may then be phased out as required. 


Tal 


(h) In accordance with the Storm Drainage Master Plan, the channel is designed to 
Carry the peak flow discharge of the 100-vear storm recurrence with one foot of 
freeboard. 


() | The hydrology and hydraulic design of the channe) shall be in accordance with the 
City of Tracy's standards as described in the Storm Drainage Master Plan. The 
hydraulic design of the intact system should be designed to the hydraulic gradients 
established by the Master Storm Drainage System. In no case shall the elevations of 
the rights-of-way lines and the top of curb elevations be Jess than the hydraulic 
gradient of the conveyance system for the 100-year and 10-year storm recurrence, 
respectively. Special designs may be considered by the City only if the above design 


considerations are demonstrated to be unobtainable. 


G) All construction and materials required for the storm drainage system and any 
related appurtenance shall be designed to any and all City of Tracy Standard 
Specifications and Plans. 


(k) Any pumping stations that would be required to conform to City adopted policies 
shal] be designed to provide an equivalent Jeve} of service as that of a gravity flow 
system. Al] pumping facilities shall have the required detention storage and standby 
power generators to maintain the proper Jevel of service as Getermined by the City 
Engineer. 


4.4.2 Interim Facilities 


The basic phasing technique in linking together non-s¢quentia] development patterns ‘is to begin 
constructing the storm drainage nerwork from the outfall (Sugar Cut) and proceed upstream 


with the construction. As the storm drainage channe] passes each parcel jt can be developed. 


The provision of interim storm drainage detention facilities while the network is under 
construction is discouraged. Interim facilities will Only de allowed when the following Provisions 


can be met: 


(2) The City Engineer finds a compelling reason to allow the construction of such 
facilities as they will be easily incorporated into the City’s master storm Grain system 
within 4 years. 


(0) The deiention facility will be constructed 25 a segment of the adopted drain channel] 
and it will lie entirely within the property to be served. Interim ponds other than 
secments Of the adopted channel may only be cons:ructed on pa>cels not mapped to 
be crossed by said channels. 
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5.) JME LENIEN TATION BLNANGING AND PERNIIETING 
5.1. Permit Processing 


The permit process described below applies to all developments proposed within the Specific 
Plan areas. Figure 5.1 18 @ graphic illustration of this process from design concept to approval of 
the building permit. Each element of the permit process 1s described in greater detail in the 
Tracy Municipal Code; the appropriate Municipal Code section numbers are referenced with the 
discussion below. Additional requirements for obtaining devclopment permits are discussed jn 


Section 5.2, the Growth Management Program. 


$.1.1 Preliminary Sketches (Sec. 10-3.306) 


Prior to preparation of a tentative map, an informal review of the proposed development 
concept with the Community Development Department is suggested. This should be submitted 
in the form of a preliminary subdivision map. It should include preliminary subdivision layouts 


and proposed design solutions to Specific Plan requirements. 


5.12 Tentative Maps (Sec. 10-3.310) 
es I Cue NA) 


Once a development plan js complete, 4 tentative map must be submitted to the Community 
Development Department. 


Al] tentative maps when filed shal] furnish, either on the drawings or in an accompanying 


Statement, the following information and date: 


(a) The tract name and number. Cate, north point, basis of bearing, scale, sufficient 
Gescripuon to define the location end boundaries of the proposed lract, and 
sufficient elevations or contours to determine the genera] Slope of the Jana; 


(>) The names and addresses of the record owner, subdivider, and engineer, surveyor, 
Or Other persons who prepared the map; 

(c) The location, names and existing widths of all adjoining and contiguous highways, 
streets, and ways and the location, names and tract numbers of al] adjoining 
Subdivisions; 
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At the next recular mecting of the Planning Commission following the submittal of the written 
report, the Planning Commission shall fix the meeting daic at which the tentative map will be 

considered. This date shal] be within 30 days, but may not exceed SO davs from the filing of the 
written report. At that time the Planning Commission shal] approve, conditionally approve, or 


disapprove the tentative map. 


An approved or condiuionally approved tentative map shall expire 24 months after its approval or 
conditional approval, or after time extensions not to exceed 12 months. Government Code 


Section 66452.6 provides additional] information on time extensions for tentative maps. 
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S30 vesting Pentative Maps (new. reference) 


Recent revisions to the Subdivision Map Act have established a new form of tentative map for 
subdivisions in California--the “Vesting Tentative Map.” The rights accruing to a subdivider 
upon approval of a vesting tentative map are expressly deemed to constitute “vested Tights” to 
proceed with the development in substantia] compliance with the loca] Oruinances, policies and 
Standards in cffect at the time the application for approval of the vesting tentative map 1s deemed 
complete. (Curtin, 1985.) Because these vested rights can be in effect up to twa years beyond 
the recording of the final map, the vesting tentative map statute offers developers a degree of 


assurance not previously available. 


The vesting tentative map process starts when the Subdivider files a tentative map with the words 
“Vesting Tentative map” presented conspicuously on the face of the map. The City must 
process it as a vesting tentative map and cannot deny it solely because it is one. The City may, in 
adopting its implementing procedures, require the subdivider to supply additional information at 
the outset, before the map is processed. However, vesting tentative Maps are processed with 


same procedure as tentative maps. 


Unul January 1, 1988 only residential developments may file vesting tentative maps. Beyond that 


date nonresidential developments may also file vesting tentative maps. 
5.1.4 Final Maps (Sec. 10-3.401 - Sec. 10-3.411) 


Prior to the expiration of the Tentative Map, a Final Map should be submitted to the 
Department of Public Works. This map shal] be prepared by either a registered civil] engineer or 
licensed land survevor and must conform with the Tentative Map as it was aporoved or 


conditionally e>proved. 


The form and contents of the Final Map shall conform to the requirements of Municipal Code 
Sections 10-3.402 through 10-3.408, 


Upon receip: and review of the Final Map the City Engineer, or any other desienated engineer, 


p= 


Will aviach a certificate 10 the map which certifies that the map has been examined, thal the 
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subdivision as shown is substantially the same as it eopears on the teniauve map, that all 
, mI , 5 
provisions of the Map Act and cf any local ordinance applicable at the ume Of approy al of the 


icntative eu (including the Specific Plan), have been complied with, and that e map 1S 


technically correct. 


The Fina) Map is then forwarded to the Planning Commission and subsequently fhe Gin Council 


for approval. 


rovement Aereements (Sec. 10-3.601 - Sec. 10 - 3.607 


In al) cases, the subdivider will enter into an “improvement agreement” and post the necessary 


bond when the Final Map is submitted for approval to the City Council. 


These agreements are securiiy tO assure the City that improvements will indeed be made and 


shall apply to: 


(2) grading and paving of strects « 
(b) construction of curds and sidewalls 
(c) subdivision drainage structures 


(d) sanitary sewer system connections 

(e) storm Grainage channels and piped secments 

(f) water mains and hydrants 

(g railroad crossings where included in subdivision 

(h) street trees, street lighting. anc street landscaping 

The agreement should be considered as a condition of approval of the Final Mars Plans for each 

of the improvements listed above shall De submitted prior to the approval of the Final Map and 
all construction details must conform with the Bee Plan and other city specified details. 

The Cin may only impose those conditions which are in effect at the lime the applicauion for the 
tentative map has been compieicd. Furthermore, conditions which coujd have beer placed ona 


tentative map cannot be placed on subsequent permits for residential consirucuon. 
§1.6 Building Permits 


Foliowing approval of the final map, developmen: nroposals may apply for nuilding permits a 


through the Building Deparimeat. All structures must comply with the Uniform Building Coe. 
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Before a buicing perm: shall be issued for any build Ine-Or Siructure; the Buildin@ official shall 
determine that the proposed building location, facilities, and improvements are in conformity 
with the approvec final map and its specificd conditions. Before a building may be occupied, the 


Building Oificial shall certify that the site has been developed in conformity with the final map. 
3.1.7 Conditional Use Permits (Sec. 10-2.3401 - Sec. 10-2.3419) 


Land uses anc densities permissible for each parce] within the Specified Plan areas are identified 
in Table 3.1 and discussed in Sections 4.1.1 and 4.1.2. Specified conditional uses shal] be 
permu:ted subjeci to the approval of a Conditional Use Permit. Because these uses are 
potenually disruptive with the Surrounding uses, conditional uses require special] consideration 


and may necessitate imposition of certain conditions on the development. 


The process for applications is discussed in the Municipal Code. 


5.1.8 Project Proposals and the California Environmental Onalitv Act 


5.1.8.1 Commercial Projects 


An Environmental Impact Report (EIR) has been prepared which addresses the potcnual 
impacts of the nonresidential uses allowed by this Specific Plan. This EIR only identifies the 
Impacts of the amount and mix of development described in the Specific Plan. If indiv idually 
proposed projects are within this prescribed leve) of dev clopmen, then 2 Negative Declaration 
may be granted and no additional environmental review process would be required. If 
additional impacts are identified and 2 subsequent EIR is required, veneral Impacts which are 


adcressed in the Specific Plan EIR should be included by reference. 


5.1.8.2 Residentia) Projects 
AESIOeNUal f TOs 


Pursuant to Section 65457 of the California Government Code, residential projects which 
conform with the Specific Plan are cxcmpt from subsequent cnvironmenta! review, climinating 
the need for Additional EIRs. This exempuion applies to all forms of sinvle-use residential 
projects. 


$.L9 Development Acreements 


Development Agreements give assuray, 2s to applican:s for a development project that upon 
approval of the project, an applicant may procecd with ine project in accordance with existing 
policies, rules and regulations. They are intended to strengihen the public planning process, 
encourage privale participauon in comprehensive planning and reduce the cconomic costs of 


development. 


(a) The City of Tracy may entcr into a development agreement with any person having 2 
Jegal or equitable interest in real property. The City shall, upon request of an 
applicant, by resoluuon or ordinance, establish procedures and requirements for the 
consideration of development agrecments upon application by, or on’behalf of, the 
property owncr or other person having a Jegal or equitable interest in the property. 


(b) The City may recover from applicants the direct costs associated with adopting a 
resolution of ordinance to establish procedures and requirements for the 
consideration of development agreements. 


(c) The City shal] undertake periodic review al Jeast every twelve months, at which time | 
the applicant or successor shal} be required 1o demonstrate good faith compliance a 
with the terms of the agreement. If, us a resuli of such periodic review, the local 
acency finés and determines, on the basis of substantial evidence, that the applicant 
or successor has no: complied in good faith with terms or condiuons of the 
acreement, the City may terminate or modify the agreement. 


(d) According to the California Government Code (Sections 65864 through 65869.5), a 
development agreement shall specify the duration of tne agreement, the permitted 
uses of the property, the density or intensity of use, the maximum height and size of 
proposed buildings, and provisions for reservation or dedication of jand for public 
purposes. The development agreement may include conditions, terms, restricluions 
and requirements for subsequent Giscreuonary actions, provided tha: such 
conditions, terms, restrictions end requirements for subsequent discreuionary action 

hall not prevent developmen: of the land for the uses and 10 the Gensitv or intensity 
of development se: forth in the agreement. Tne agreement may provide that 
consimiction shal] be commenced within 2 specified time and that the project or any 
phase thereof be completed within a specified tume. 


The agreement may éiso include terms and conciuons relating to applicant 
financing of necessary public facilities and subsequent reimbursement Over time. 


Shale eniCnccduie.os any 


(ec) Unless amended or canceled, 2 development agreement 
eneTal OF Specilic Dian, Zoning, 


party nomwiths:anding any change in any epplicable gen 


~ddivision or building regulation adopted by the City. 
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(A) 


(3) 


Q) 


(k) 


Unless othernwise provided by the devclonment acreement, rules, regulations and 
official policies governing permitted uses of the land, governing density and 
coverning design, improvement, and construction standards, and specifications 
applicable to development of the property subject to a development agreement, 
shall be those rules, regulations and official policies in force at the time of execution 
of the agreement. A development agreement shal] not prevent the City, in 
subsequent acuons applicable to the property, from applying new rules, regulauions 
and policies which do not conflict with those rules, regulations and policies 
applicable to the property as set forth herein, nor shal] a development agrecment 
prevent the City from denying or conditional]y approving any subsequent 
development project application on the basis of such existing or new rulcs, 
regulations or policies. 


A public hearing on an application for a devclopment agreement shal]! be held by 
the Planning Commission and by the City Council. Notice of intenuon to consider 
adopuon of a development agreement shal] be given in addition to any other notice 
required by Jaw for other actions to be considered concurrently with the 
development agreement. 


A development agreement is a Jegislative act which shall be approved by ordinance 
and is subject to referendum. A development agreement shal] not be approved 
unless the City Council finds that the provisions of the agreement are consistent with 
the Genera] Plan and the Tracy Residential Specific Plan. 


A development agreement may be amended or canceled in whole or in part by 
mutual consent of the parties to the agreement or their successors. Notice of 
intention to amend or cance] any portion of the agreement shall] be given. An 
amendment to an agreement shall be approved by ordinance and subject to 
referendum. 


No later than ten (10) days after the City enters into a development acreement, the 
City Clerk shall record with the Count Recorder a copy of the agreement. From 
and after the time of the recordation, the agreement shall state such notice. The 
ourdens of the agreement shal] be binding upon, and the benefits of the agreement 
shall inure to al] successors in interest to the parties of the agreement. 


In the event that state or federal] laws or regulations, enacted after a Gevelopment 
agreement has been entered into, prevent or preclude compliance with one or more 
provisions of the development agreement, such provisions of the egreement shal] be 
modified or suspended as may be necessary to comply with such stzte or federal] 
Jaws or regulauons. 
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52 Grovth Management Program 


£21 .Avplication 


The provisions of this Growth Management Program shall apply to aj] residentia] develapmecnt, 


including mobile homes, in the Assessment District 4-1 Arca (§4-1 Area) and areas receiving 


sewage capacity created by the 84-1 Assessment District, except as otherwise provided in this 


Growth Management Program. 


2.2 Estnblishment of Annual Residential Development Allotments 


(a) 


(b) 


- 


(2) 


ia] 


(D) 


Any and all residential development in the 84-1 Arca shall first secure development 
alioument before a building permit for such development can be issucd. ene 
number of Eguivelent Consumer Units (ECUs) available to be used for residenual 
development for each calendar year in the City shal] be as follows: 


(3) Calendar year 1987 and al] years thereafter through December 31, 19032 
maximum of 1200 ECUs 


(ii) An allotment for very low, Jow and moderate income dwelling unit 
development wil] be exempt from this Growth Management Program to 
provide an incentive to devejop such housing opportuniues. This alloiment 
shall be based on the San Joaquin Council of Governments’ Fair Share 
Aljocation to the City of Tracy and modified to reflect the proporuon of the 
84-1 Area. 


The annual alloment may be modified by the City Counci] to an amount not ¢creater 
than ten percent (10%) more or Jess for any given year, provided that the annual 
allo:ment for the next succeeding year shal] be set higher or lower, as the case may 
be, in order to redress anv excess or deliciency. 


In the event that less than the maximum emount of ECUs allowec for a calendar 
vear are noi allotted in tha: calencar vear. the amount of £CUs not alloted may be 
carried over and added to anv subsequent calendar year’s alloiment: however. in no 
case may any calendar year’s maddmum allotment exceed TAO SEUs 


5.23 Development Allotment Application Forms 


Any application for 2 development allotment shal] be made on the forms established 
py the Communin Development Depariment, shall comtain thai informauon 


necessary to properly administer the Grow:h Management Program. anc shall] be 
filed with the Director or his/ner represeniative. 


Tne application shal] be accompanied by a fee established by ihe reso]union 
esiabiishing fees and charces for various municipal services. 


é 


§.2.4 Development Allotment Evaluation 


4 (2) 


(<c) 


The City shall consider once annually al] properly submitted development allotment 
applications. Subject to other limitations contained herein, in order for a 
development allotment to be awarded, the applicant must properly file his 
application or amended application within the ume limits set by this Growth 
Management Program and subsequent City Council resolution, and must mect a sct 
of criteria regarding the availability of public facilities and services. This criteria wil] 
address water, sewer, drainage, and street system capacities, as well as the 
availability of police and fire services. The evaluation of the proposed development 
will also determine whether the appropriate schoo) district has the present or 
projected financial ability to provide educational services and facilities to the 
children expected to inhabit the proposed development according to adopted 
district standards. The City’s appropriations limit will also be revicwed to determine 
if it has been exceeded pursuant to Article XHIB of the California Constitution. 


The City shall eliminate from consideration any development which is determined 
not to be qualified for development due to insufficient public services according to 
the criteria discussed above. After having studied each application for proposed 
development in accordance with part (a), having determined which proposed 
developments have met the critena discussed above and have met the requirements 
of this Growth Management Program (hereinafter referred to as “qualifying 
Gevelopments”), the City shall allocate the annua] number of development 
allotments to qualifying developments. A distribution procedure for allocating these 
development allotments shall] be determined by resolution of the City Council. 


The City shall publish in appropriate ways their determinations of qualifying 
developments. The City shall then schedule a public hearing to be held within 
fifteen (15) days of the designated end of the application review period. The 
application review period shall be set according to part (d). 


(i) | Any applicant may request the City at or before the pubiic hearing, to 
eevaluate the determination(s) made on any or all of the criterion listed in 

part (2). The pnmary criteria for the City to alicr its determination(s) 
regarding a particular development is the demonstration by the applicant that 
there excsts pertinent information which the Citv was not aware of at the time 
of the original evajuation. The Cin shall reevaluate the requested 
determinations at said public hearing, or at 2 continued public hearing. 

The schedule for the submission anc review of deve!opment alloument 2pplications 

Shall be established by resojution of the City Council. 


$2.5 Other Powers 


= (2) 


Notwithstanding any other provision of this Growth Management Plan or prior City 
ordinance, should the City Council or its designated representative body determine 
al any time that: 


(1) | The City’s arpropriation limit. set pursuant to Article XIIIB of the California 
Constitution, is close to being mei or exceeced; and/or 
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(ii) The appropriate schoo! district has not received the {funding needed to 
provide the educational services and facilities required to meet the demanas 
of the proposed development, the City Council or its desiznated 
representative body may order that no further development alloiments and/or 
building permits be issued 10 proposed Gevelonment unti] such ume as the 
City Council or its designated representative bi: dy determines that the 
appropriations limit and/or schoo} funding problems have been properly 
addressed and remedied. 


5.2.6 Guidelines and Procedures 


(a) All development allotments, when issued, shal] run with the land and are not transferable 
excent with tne land, and are subject to the provisions of this chapter relating to Japsing of 
a devclopment alloiment. 


(b) The granting of a development allotment pursuant to the procedures and provisions of this 
Growth Management Program shal] not exempt nor affect the developer's obligation to 
obtain all required zoning, environmental, subdivision and other approvals as arc required 
by statute or ordinances as a prerequisite to the application for building permits. 


(c) The City shall establish by resolution the procedures and guidelines for further 
implementing the provisions of this Growth Management Program. Said guidelines may 
be changed from time to time as needed to meet the goals and objectives of the General 
Plan, proposed Specific Plan and this Growth Management Program. @ 


5.2.7 Modification of Growth Management Program 


The City Council may, after a public hearing, change any part of this Growth Management 
Program by amendment, providing the amendment is consistent with the then exasting General 


and Specific Plans. 


5.285 Exemptions 
The provisions of this Growth Management Program shall not be applicable to the following 


Projects: 


(a) Projects of not more than four residential dwelling units limited to only one (1) such 
proieci per developer per calendar year. This includes fourpiex-s or lesser- 


units On 2 single existing Jot. 


(b) Rehabilitation or remodeling of an existin e 
condominiums, so long as nc additional] dweliing u 


‘1g are crcatec and/or additiona! a 
ECUSs necaed. 


—w 


(c) Model] homes built exclusively for the purpose of displaying a residentia! product. 
£3. The Financing Plan 


The Financing Plan which is presented in this section is a key element of the Specific Plan 
Implementation Program. It provides the funding strategy for building the capital improvements 
which are required by the Specific Plan. Because the Financing Plan will conuunue to evolve as 
design and construction details are prepared, the discussion in this report 1s gencralized. 


Greater specificity is provided in a separate detailed finance plan. 


§31 Capital Financing Methods 


5.3.1.1 Communit Facilities Districts 


The Mello-Roos Community Facilities Act of 1982 (Government Code Section 53311-53365) 
provides an alternate method for financing a broad range of public facilities. Like an assessment 
district, a community facilities district is strictly a financing vehicle, not a separate political enuty. 
Mello-Roos financing can be used to provide any kind of facilities with a useful life of five years 
or more, which the City is authorized to construct, own, or operate, and which are needed 
because of development. Mello-Roos bonds can also be issued by a2 joint powers authority 
created for that purpose. The City of Tracy and the schoo] districts have formed a joint powers 


authority to use Mello-Roos financing es appropriate. 


The Mello-Roos Act provides for voter approval] of a special] tax and issuance of bonds secured 


by that tax. It also authorizes voter approval of a special] tex for ceriain specific sermice 


The measure to authorize a special tax or bonds must be approved by a favorable two-thirds vote 
of the qualified electors in the community facilities district. Qualified electors may be either 
registered voters or, if there are fewer than 12 registered voters in this district, Jandowners, with 


each Jandowner having one vote per owned acre or portion. 


Mello-Roos financing can be used to finance a variety of facilities, including: 


* Loca] park, recreation, or parkway facilities 


> Elementary and secondan’ school sites and struciures 


° Ieibranies 


° Natural cas, telephone. or clecirical facilities for new areas, even if owned by a 
regulated public utuity 


. Any other governmental facilities which the City is authorized by ].. to construct, 
own, OF Operatic 

The measure approved by the voters mus! specify a maximum tax rate anc the method in which 
the tax will be apportioned. This tax must be described in sufficient detail] so tat a voter can 
estimate his tax liability. Proposition 13 prohibits specia] taxes based on real property value and 
transaction and Sales taxes on the sale of rea] property. The intent of the Community Facilities 
District Act is to allow flexibility in the establishment of the special tax. Different classes of 
property may be taxed at different rates, e.g., one rate for undeveloped Jand, one for residential, 
one for commercial, and so forth. In such a case, the tax paid by a given parce) can vary as its 


land use is converted from undeveloped to a more intensive use. 


Mello-Roos taxes may be collected in the same manner as genera] property taxes, subject to the 
same penalties and procedures, or the City may adopt an alternate procedure. The City council 
may also covenant to pursue superior court foreclosure proceedings in the event of 
jelinquencies. Provisions have been added to the Mello-Roos Act to advise the purchasers of 


roperty in such a Gistrict that their propertv is subject to a special tax. 
. ) ) I 


The City has no contingent Jiabilitv in a Mello-Roos financing. A bond reserve fund woulc De 
funded from the proceeds of the bond issue and wou!d provide security for the pavment of debi 
scmviceun the evento: delinquencsies:, Tne special tax levy may De used to replenish anv amounts 
withdrawnirom theiresemve- fund wip tone madmium tex raicapproved by thewoters. The uss of 
the special] tax to replenish the reserve reduces the 12x proceeds available for project purposes, 
and makes those taxpeyers who are current in their tax payments indirectly responsible for those 


who are delinquent. 


Mello-Roos bonds ere new and relatively few issues have been marketed. To daic thev have 


been usec for property owned by one of limited number of landowneys: ine creait 


considerations are paralle|. to. those discussed Carlier Jor assessment districts. 


Vpn we 
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A development fee is a one-time fee on new construction levied at the time development takes 
place. It is designed to recapture in part the costs which have been incurred in advance of 
devciopment in order to make it possible for the property to develop. The sizing of such fees can 
be based on a wide variety of approaches. Their intent is to prevent new development from 
draining the resources of the existing City for new devclopment purposes at the Expense of the 
maintenance and improvement of existing facilities. A subsequent section of this report 
recommends a development charge for Tracy to help with the financing for the Specific Plan 


projects. 


Recent state legislation allows school districts to impose development fees up {O a maximum rate 
of $1.50 per square foot for residential property and $0.25 per square foot for commercial and 
industrial property. The state will assume, in future state funding for school construction, that 
such fees have becn levied at the maximum rates, and that the funds collected are available for 


school construction. 
§32 Financing Plan 


The financing plan includes the following elements: 


ily The new water system consisting of several] storage facilities, as wel] as a new network of 
water mains, will be paid for bv a traditional assessment district over the Speciic Plan 
area. 

2 


The cost of developing 2 community park will be financed throuch a general obligation 
bond requiring approvai of two-thirds of the voters in an election. 


i) 
° 


The cost of infrastructure adjacent to industrial development will be paid for by smal] 
assessment disincts covering the industrial develonment and will be treated 2s an on-site 
Improvement initially financed by the Geveloper. 


4. The cost of educational facilities is paid for through a Mello-Roos Assessment District. 
The district would charge a tax to be set annually on each individual single-family house 
over the 25-year like of the bonds. This tax would be set at $750 per year, escalating at $50 
per year until] jt reached $900 per vear then. in the eighth vear, would be reduce 


Un 


‘A Mello-Roos district of $50 per single-family dwei:ing per veer for 25 vears would be 
established to the benefit of the City. to provide “seec” money to bezin improvement 
Cesign before builder fees have accumulated and to buffer the effects of Guctuations imine 
housing market on the revenue flow generated by builder fees. 


10. 


i. 


13: 


The plan proposes no Mello-Roos tax on industry. 


The financing plan proposes no tax from the Mello-Roos district on vacant land, except as 
a contingency. 


A contingency MeJlo-Roas tax on vacant Jand will be authorized, but is not expected 10 be 
applied, except in ithe case of a large number of tax delinquencies on developing parcels. 


The Mello-Roos tax wil] be Jewied at the time of allocation of permission to build through 
the Growth Management process and not depend on actua’ construction to be effective. 


The financing plan proposes that growth contro] should noi establish limits by individuz! 
property, bul on on the overal] number of units built per veiir. 


The finance plan addresscs the affects of inflation by allowing for the annua] adjustment of 
the builder fee according to a recognized index of inflation. 


The finance plan delavs the expense of acquiring Jand for parks, schools, and right-of-ways 
by deferring the payment for those acquisitions until the latter years of the plan. 
Developers would be paid for the value of the Jand plus interest earned during the years of 
deferment of payment. 


A separate assessment would be established for off-site improvements benefiting industria] 
development, such as Valpico Road improvement. 


S324 


A summary Of the capital improvement plan for the Residentia] Areas Snecific Plan 


follows (in $ millions): 


(eee ede ea. wi cal hear | Year ear 9) Car 
PIgiccl ae invaigae ie lgeee ee sce Te anes aN yf 
Streets 16.473 COU eee OO a 69 jl O05 | Ile ©5236. 4.508 
Drainage 16.293 COI 0028 =. 02 2G) ee ole 000. 0.0 aE 
Parks 14.540 0.0 0.0 SO OEe OU eV NBO EWC ea Gees 
Got. BESTS 0.0 0.0 O00 190M NO TOO mEOS8S W052 0.0 
Bldgs. 
Water STIS oe VSO 0.0 00 0.0 0.0 0.0 0.0 0.0 
Community 6.500 6.500 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
Park 
Schools | 69.180 0.900 12.980 16.380 13.440 14.560 6.900 4.000 0.0 
TOTAL 147.061 29.180 18.802 24.661 20.182 19494 15.376 9.381 9.965 
Industria) Areas Specific Plan capital improvement plan: 
Streets 10.678 0.0 1.880 0.0 0.6 0.0 0.0 1.660 7.138 
Drainage 3.887 0.0 0.0 0.0 0.0 0.0 .On7) 6 0.0 0.0 


GO TAT. te I4565 0.0 1.880 0.0 0.0 0.0 


Schoo! Construction 


3.887 


1.660 


The City has a variety of financing methods available for its projects. The options available to 


the school Gistricts are much more limited. Mello-Roos financing is one of the few finan 


metnods available for schools. The Mello-Roos financing program for the school Gist 


based 


on the foliowing assumptions: 


Assumptions: 


L. 


Growth Projections: 


2. First Year: 1.200 units allocated by calendar year-end 1987. 
b. Future Years: 1.200 units allocated per fiscal] vear. 
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Special Tax per STU: S730 in 19$7/8s, sing py £30 per annum thercafter and 
peaking ai $900 by 1990/91. and subject to the ussumec inflation factor (see 
paragraph d). 


Special tax revenue inflation facioy al EVO: 


Cost/Fee Projccions: 


Construciion Cost Inflation Factor at SS. 


Development Fee Inflation Factor at 5%. 


Financing Projections: 


Bond Inicrest Rate: 7.50%¢ in 1987-88; §.25%e thereafier. 


Bond Maturity: 25 vears. 


Ome: Laramcters: 


Surplus funds from special] tax revenues (and bond proceeds) in a given year applied 
as a credit to construction needs in the following vear. 


First issue of bonds by October 30, 1987 (or soon therealter). 


A]}] subsequent bond issues occur at the BEGINNING of cach fiscal] year after « 
aljocations. 


First series of bonds funds 1 vear’s interest, other series cf bonds have n9 fundec 
interest. 


An appropriate &% reserve fund mainiained for all bonc issues. 


Miscellaneous: 


Bond security conditions wil! require a “back-up” vacant Jand tax of approximately 
10-25% of maximum special tax. This tax is not expected to be Jevied unless there 
are substantial delinquencies cn the allocated parcels. 


A vacant land tax of up to 10% of the madmum special tax will be authorized in 
fisca] year 1989-90 and may be levied, if necessary, 10 meci fully the construcion 
neces 


Development fees are received one vear after exch allocation (on average). 


ry schools are planned lo be buili ai the rate of one per year from year two through wear 


except that two schools wil] be built in vear four. The two miudle schoojs and the high 


» 


—. 


et eceasies oe 
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school are planned to be built dunng vears two through six and vears two through five, 


respecuvely. 


§.3.2.2 Infrastructure Phasing 


The phasing of infrastructure is an integral part of making implementation of the Specific Plan 
economically feasible. By keeping the Mello-Roos tax Jow and not applying it to vacant Jand, it 
is necessary to phase infrastructure gradually. The exception to this is the water system which 
will be paid for through an assessment district and the community park which will be paid for 


through the gencral obligation bond; both of which may proceed very rapidly. 


Storm drainage costs are deferred by the use of interim ponds built and paid for by the 
individual] developers on their sites. The sewer system for the area is already in place. The 
construction of park improvements will be deferred until latter years. A premise of the 
infrastructure phasing plan is that if a developer wishes to construct an infrastructure jtem, ahead 
of the schedule established by the City, then he may do so at his own cost to be reimbursed at 


that time at the City had schedule to construct that infrastructure item. 


During the first vear of the plan. no infrastructure improvements are actually constructed, 
because insufficient builder fees have been accumulated. The highest priority for infrastructure 
phasing is to build Schulte Road extension to Corral Hollow Road and the construction of 
MacArthur Drive from Eleventh Street to Mt. Diablo, in phase one, vear two, providing an 


alternative to Tracy Boulevard. 


The second phase of infrastructure in year three continues MacArthur Drive north of Eleventh 
Street to Grant Line Road connecting with existing MacArthur Drive onward to Interstate 205. 
Phase three of infrastructure development completes the construction of the Sycamore Parkway 


drainage channel from Valpico Road to Eleventh Street, which was begun the previous vear. 


Phase four provides for the acquisition of the drainage outfall right-of-way north of 
Interstate 205. 
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Phase five development completes the construction of the drainageway north of J-205 and down 


MacArthur Drive to the Mount Diablo area serving the crainage needs of the cast side. 


Phase six of infrastructure construction includes the building of Svcamore Parkway and the 
completion of 21) but three neighborhood parks which have been built at tiie rate of one park per 


year up to this year. 

Phase seven is the construction of the loop of Cozral Hollow Road to Valpico Road and Valpico 
to MacAsihur Drive, serving the industrial area 1s well as the completion of the Central Avenue 
Dine 


5.4 Implementation ChecliJist 


The following is a recommenced checklist of actions that the City should complete to ensure 


adequate implementation of the Specific Plan. 


e Establish a citvwwide Design Rewew Board 

° Prepare a recreation and park master plan 

° Establish a Recreation and Park Department 

° =stablish a landscape maintenance district 

° Prepare and anop! an agreement between the City and the School] Districts for joint 


use park and scnoo]) sites 
* nend Zoning Ordinance to comply with Specific Plan requirements 


« “mend Municipal Code to revise permit processing procedures 10 comply with 
Specie F Pian ; 


* Adopt Growth Manegement Program ordinance 

° Prepare detailec storm drainage plans 

° implement Financing Pian 

* “adopi an crcinance to require notlfication of prospective residents if their homes 
Are WeLain ths MICH Sithes ITport 

° Adopt revised criteria for the disposing or trading of excess sewage capacity 


(2CU s)uuthin tne specilic Pign area 
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Adopt updated Master Storm Drainage Plan anc Water System Facilities Pian 
rejecting recent Changes 


Establish an “integrated finance distribution” feature tc require properties Outside 
the Specific Plan arca to contribute to project features from which they bencfit. 


Develop desien cuidelines for small Jot housing and multi-family housing by the new 
t SaaS = : ee 
Design Review Committee for use in reviewing large concentrauons of such housing. 


Prepare a bicycle system plan. 


Revise the subdivision ordinance to consider deleting the Planning Commission 
Review of final subdivision maps. 


dense 


— 
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APPENDIX A 


GOALL ENHANCE THE QUALITY OF LIFE THROUGH A BALANCED SYSTEM OF 
PNPRASTRUCIURE, TRANSPORTATION, LAND USE AND OPEN SIACE. 


Obiective L]--LAND USE: Provide for a diverse community through a variety of land uses. 
Dee ee eee eee 


Policy Lia: Encourage a moderate overall] increase in urban residential density, but provide for 
a variety of dwelling types and densities. (General Plan Policy Area 3) 


Procrams 


Lial: Development on parce}s of 20 acres or larger designated Jow medium density on 
the General Plan shall be encouraged to approach 5.5 units per gross acre (measured to 
centerline of bounding streets or right-of-way line of canals or railroads), but shal] not 
exceed 5.8 units per cross acre. 


Lla2: The Specific Plan process shal] be used when fcasible to best provide for a mix of 
dwelling types and densiues. 


Poj.cv Llb: Maintain a balance between growth of the residential population and an increase in 
local jobs. (General Plan Policy Area 1) 


Programs 
Lib1: Allow the rate of residential growth to be determined by the market, subject to the 


availability of public facilities and services and of jobs within Tracy approxmately equal to 
the number of employed residents (approximately 0.8 new jobs per household). 


L1b2: Use fees, assessment districts, or other financial mechanisms to ensure that new 
residential development is provided with adequate public facilities and services and does 
not result in lowering of service Jevels for the remainder of the community. 


Policy Lic: Encourage downtown development while also providing for necessary, convenient 
shopping centers. (General Plan Policy Area 5) 


Programs 


ed: Shopping centers constructed between now and the year 2000 shall be oriented to 
the needs of the community of Tracy. : 


Lic2: Enact rezoning for a shopping center only after commitments bv anchor tenant(s) 
and approval] of a schematic design by the City. 


Lic3: A shopping center need not be the exact location of the designation on the plan, but 
may be at any one location in the same service areca where good traffic access is available 
and it can be buffered from residential areas. 


Lic’: Establish design standards to improve the appearance of new commercial 


evelooment and transitions Detween commercial and residential areas. 


A-] 


Policy Lid: Provide separate josations for local. regicn-serving, and medical office 
development. (General Plan Policy Arca 6) 


Programs 


L)¢}: Locate local-serving business and professional offices downtown and along 
Eleventh Cree 


Lid2: Locate laree, region-serving offices, Guta processing centers, or rescarch and 
devclopment firms near ]-205. 


Policy Lic: Develop, preserve and manage open space for recreation, and public health and 
safety. (General Plan Policy Arca 8) 


Procrams 


Licl: Acquire, develop, and maintain open space for outdoor recreation in accord with 
City recreation poucies. 


Lie2: Combine open space for public health and safety. and storm watcr retention with 
open space for outdoor recreation where feasible and where the limitations on 
recreational use will occur only during short periods after storms. 


Lie3: Encourage developers to incorporate privately maintained greenways and 
ornamental open space in new subdivisions. 


Lie‘: Greenways, consisting of landscaped strips, shal] be dedicated and improved as 2 
conciuon of development approval. In addition to providing open space and pedestrian 
and dicycie circulation, these greenways may provide a bufier and transivon between 
residentia] and other uses and along arterials where they may also be useful in noise 
attenuation. The width will be variable and of these areas their design wil] depend upon 
the nature of the development. 


Obiective L2--RECR=ATION AND SCHOOLS: Supply recreation opportuniues and public 
schools to meer community necas. 


Policev L22: Expane ijacys park svsiem 10 mectithemecds of present and future residents. 
ea [rizr Poe sree 9) 
Programs 


L2al: Acquire and develop a community park site approaching 40 acres on the South Side 
10 include baseball, softball, tennis, swimming. play area apparatus, paved multi-purpose 
courts, picnic areas, and 2 quiet area. The site shown on the Genera] Plan map is the most 
centra] enc accep:able, Dut. other nearby sites also Would Deaccepiabie, It may also oe 
icasiple to include. some storm cr2inage retention i2cilities on his site. 
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L223: Encourage developers to provide private recreation facilities for their buyers or 
tenants, Dut do not accept these facilities as a substitute for payment of park capiial 
development fees. 


L2a4: When feasible, provide street frontage adjoining parks on two or more sides to 
make them safer and to maximize their contribution to the visua) quality of Tracy. 


L2aS: When feasible, make appropriate park and recreational use of storm water 
retention facilities. 


Policy L2b: Cooperate with the schoo] districts in expanding the school system. (General Plan 
Policy Area 10) 


Programs 


L2b1: Maintain close liaison with the Tracy Schoo! District, the Jefferson Schoo] Disirict, 


tees 


anJ the Tracy Joint Union High Schoo) District to ensure provision of additional 
classrooms and additional sites central to their service areas. 


L2b2: Encourage high standards of school site development (including off-street parking, 


landscaping and playgrounds). 


1.263: When feasible, Jocate new schools on collector streets with street frontage on al 
Jeast one side. 


12b4: Provision for school facilities shal] be made concurrently with residential 
development approval and included in specific plans for residentia] development when 
appropriate. 


L2b5: Assist in expanding library and cultural facilities as needed. 


Obiective L3--CIRCULATION AND TRANSPORTATION: Plan for safe, well-maintained 


and integrated circulation and transportauion sysiems. 


Policv L3a: Develop an efficient trafficways system. (General Plan Policy Area 12) 


Programs 


L321: Develop arterial and coliector streets to meet the following standards: 


Arterial Collector 


Moving Lanes Minimum of ¢ with no on-Sstrect D 
parking as streets arc 
develope... Streel cross 
Section aici requirement 107 
Jeft turn Jancs 10 be 
developed as a function of 
projected traffic volumes. 
Volume (ADT) 5.000 plus 2,005-5,009 
Speed (mph) 45 aS 
Traffic Control] Signals Oiicr 
13a2: Sircet classification relating.to residential specific plan areas. 
Arterial Streets: Grant Line Road All 
Eleventh Strect All 
Corral Hollow Road All 
Tracy Boulevard AJ) 
MacArthur Drive Linne Road to 205 Freeway 
Lowell Avenue Corra] Hollow to Tracy Blvd. 
Byron Road N/W of Corral Hollow Road 
Schulte Road West of Corral Hollow to Chrisman 
Road 
Valpico Road Corral Hollow Road to MacArthur 
Drive 
Lincoln Boulevard South of Grant Line Road 
Centra! Avenue iit Stréstio: Tracy 5)va: 
(onsclor Simcets: It is recommended that the streets so shown on the General Plan 


Map be inciuded in this street categom; however, there may be 
minor adiustments and additional coliector streets required due 10 
neighborhood street design and/or projected traific volumes. 


3a3: Provide svstems of collector streets in new residentia] areas that leac directly to 


13a4: Develop Corral Hollow Roac and MacArthur Drive as major arterials and truck 
routes with appropriate sound attenuation acjcining residential arcas. 
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L325) Develop crade separations oetween ine southern Paciic 
SHoulevard, Eleventh Street enc N.ecArinur Drive: 


L3a6: Use cumiinzar sireets wnere feasible wiinin the existine road ernid. 


(3b) Provide-and encourare transi sérvice where ipean Decincent, (General Pani olicy 


PiOchaue:s 


© L3b1: Maintain demand-responsive transit or subsidized taxa service for senior citizens 
anc disabled persons as feasible. 


L3b2: Encourage van pooling and car pooling for commuters into and out of Tracy and 
for Tracy workers at areas of high cmployment concentration such as Defense Depot 
Tracy and the Western Pacific Industrial Park. 


wt 


Policy Lac: Provide a safe and attractive environment to encourage bicycling and wallung. 
(General Plan Policy Area 15) 


Programs 
L3cl: Provide bike paths in greenways bordering arterial] streets as shown on the plan. 
L3c2: Provide direct pedestrian routes to schools, parks, and shopping arcas, preferably 


by design of the system of local streets, but also by separate walkways where walking 
: distances can be shortened. 


t- 


Policy L3d: Conserve and enhance the appearance of Tracy’s major traffic ways. (General Plan 
Policy Area 16) 


in — ond 


Programs 


13d1: Upgrade the view of Tracy from the I-205 freeway, employing landscaping and 

& noise barriers as feasible within the right-of-way and design review of development within 
800 feet of the freeway to ensure appropriate and aesthetic landscaping, building design, 
and noise attenuation measures. 


13d2 Retain the landscaped highway character of Eleventh Street west of Byron Road. 


13d3 The southerly portion of Tracy Boulevard should utilize greenways and other 
specialized landscaped and design treatments to separate the industria] and residential 
land uses and prowde an attractive entryway. 


ete mee! 


\ 13d4 Prepare plans for streets that wil] have extensive improvements On adjoining private 
property or within the nght-of-way. The plans shoula establish curb and sidewalk location, 
curb parking policies, landscape standards, setbacks, and drivewav location stendards. 


Obiective L‘--HOUSING: Provide 2 variety of housing to meei the needs of a diverse 
community. 


Policy L42: Encourage construction of new housing units on vacant or undezdeveloped parceis 
in areas zoned for residential use. (General Plan Policy Area 18) 


j Programs 


L4al: Identify and record the Jocation of vacant parcels zoned for residential] use and 
make this informatic:. evailaDie 10 potential developers. 


LAu?: Consider amending the Zoning Ordinance to permit 2 second housing unit (1.€., 
“granny” unit) on 2 parce] zoned for single-family housing. Added floor areas shal] not 
result in subs:antialiv more intensive development tnan on nearby single-family parccls, 
and off-street parking shall be provided. 


Policy L4b: Do not approve new residential development that cannot be supphed with an 


adequate level of essential public services. (General Plan Policy Arca 18) 
Programs 


L2b1: Use the annual budgeting process to address essential service needs associated with 
proyecied residential growth. 


LAb2: Use development fees. assessment districts. and other financing mechanisms to 
ensure that new residentia] development is provided with adequate public services and 
does not cause reduced levels of service in the remainder of the community. 


L4b3: Use specific plans and development agreements to ensure that the necessary’ 
services are prowded. 


Policy L4c: Provide a broad range of housing choice in terms of cost, Jocation, density, tenure, 
design, and construction techniques. (General Plan Policy Srea 19) 


Programs 


L4c1: Encourage diversity in the design of residential neighborhoods through preparation 
of specific plans or planned unit development proccssing. 


[Ac2: Encourage diversity of housing Gensities and structure types in residential. 
Gevelopment. Monitor densities ano Structure types occurring in new residential 
developments to determine whether residential cevelopment is meeting density goals. 


L4c3: Encourage diversity of housing choice by maintaining a rental housing stock 
sufficient 10 meei the current and future needs of the communin. Should the rental 
housing share of the tota] housing stock fal] significantly below its April 1, 2980 level either 
through lack of new rental construction or condominium conversion activity, take 
corrective action. Aljlernative actions may include, but are not iimiled io: 


2. Limiting condominium conversions 
o: Encouraging rental] housing units in the community 


Policy L4d: Support and, to the extent feasible. participate in county, state, and federal 
programs designed 10 maintain and expand the supply of afforcable housing. 


Procrems 


140i: Encaurasé continued susaort of Section $ (Existing SL ausine ne sccnon 221 UGA? 
ection 202, Secijon 236, and puoiic housing programs. 
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4d2: Suppon continued funding of federal and state programs that address the 
Ar astieta ice Roneceas OL OW and moderate income households. 


L4d3: Provide information to residents and potential developers concerning availability of 
county, State, or federal programs designed to provide affordable housing. 


L404: Provide assistance to residents and potential] developers in contacting appropriate 
county, state, or federal agencies and in submitting applications for affordable housing. 


LA4dS: Include consideration c! the needs of affordable housing in specific plans and Jarge 
scale residential development. 


Policy L4e: Encourage construction by the private market of housing units affordable by “very 
low,” “low,” and “moderate” income houscholds. (General Plan Poli licy Area 20) 


Programs 


14e1: Grant a bonus in the madmum dwelling unit density permitted by the Tracy 
Municipal Code for providing affordable housing units in new residential developments. 


[4e2: Permit manufactured housing in appropriate residential areas (per Section 65852.3 
of the California Government Code), provided that the manufactured units are designed 

sO as 10 have no substantial adverse impact on the residential character of new or existing 
neighborhoods. 


Policy L4f: Encourage construction of housing units suitable for “specia] needs” households. 
(General Plan Policy Area 21) : 


Programs 


L4fl: Provide for an appropriate proportion of new ground-floor, muluple-family housing 
units to be usable by handicapped or elderly persons. 


LAf2: Assist City residents and potential] developers by: 


2. Providing information concerning the availability of state or iedera] programs 
offering housing assisiance to “special needs” households. 
b. Providing assistance in contacting appropriate agencies and in submitung 


applicauons for appropriate projects. *. 


LAf3: Provide for a reduction in the number of parking spaces reauired for housing 
Tese Tved exclusively for occupancy by elderly persons. 


GOAL'E “PRESERVE AND) ENHANCE THE © GVALETY OF THE ENVIRONMENT. 


Obiective E1--CONSERVATION AND PROTECTION: Conserve and protect the natural, 
cultural and agricultural environment witnin the City. 


Dp 


Polic Sia: Preserve and restore the City's biotic (wildiife;habital and veoetative) resource 


(General Plan Policy Area 23) 


Elal: Support sound programs of wildlife and vegetation management and programs that 
encourage and ieach respect for the environment. 


Elz2: Public programs shal] not significanvy diminish the wildlife and vegetative 
resources of the planning area, and pubic projects shall consider the proiection and 
development of wildlife habitat. 


Ela3: Encournge and support studies to idenufy the Jocation and extent of endangered 
plants and devise strategies for their prescrvauon. 


Policy E)b: Ensure that the City’s archacological and historic resources are preserved and 
protected. (General Plan Policy Area 26) 


Program 
EJb1: Lf evidence of archaeological artifacts is uncovered dunng construction, the 


contractor shal) halt construction unti) a qualified professional determines the significance 
of the evidence and recommends appropriate mitigation measure. 


Policy Ele: Preserve agricultural resources in the General Plan area and minimize the conflicts 
between agricultural und urban land use. (Genezal Plan Policy Area 25) 


Procram 


Fict: Limit rural] residential end other urban development to the areas Gesignated by the 
Land Use Element of the General Plan. 


Policy Eid: Plan for reduced consumption of non-renewable energy resources. (General Plan 
Policy Area 27) 


Prociams 
Eid: Lend development decisions shal] consider the provision of access to sunlight and 
Olner energy conservation considerations, both for residenual and non-resicenual Jang 
uses: 


£1d2: New construction shall follow the energy conservation siancards as contained in 
Titie 24 of the Californie Administrative Code. 


E1d3: The review and approval of development applications for commercial] uses, 
including neighborhood, communiny, and regional shopping centers, shal] explicitly 
address their enerey consumpuion characteristics and shill incorporate measures designed 
10 increase enersy efficiency and the use of renewable resources. 


Obdiective =2--NCISE: Community developmen. shall occur with minimal noise impeci be-ecn 
agjacent aces and jand uses. 
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Policy £22: Ensure anc maintain a quieter noise environment in the Tracy Genera: Plana 
(ccenezal an Policy arc 


Speen 


Se aaaeniehlal 


Procrams 


E2al: Maintain data for calculating current and projected noise contours for major noise 
cencralors. 


E222: Continue to require acoustical studies for new residential projects within 
60 GBA Lar or greater, using the contours provided in the Technical Supplement and 
updated contours where conditions have changed. 


E2a3: Apply State Noise Insulation Standards to new noise-sensitive uses, Including 
single-family, detached residenual developments, hospitals, convalescent hospitals, and 
rest homes. 


E2a4: Prohibit new residential land uses within present and future 6S dBA Ldn contours, 
unless effective shielding can be provided so that exterior noise Jeve] wil not excced 


65 dBA Ldn. 


E2a5: Avoid locating new noise-sensiuve uses on sites with greater than 600 dBA Ldn 
where possible. 


E2a6: Ensure that new commercial and industrial projects are designed to minimize noise 
impacts on neighboring noise-sensitive areas. 


E2a7: Adopt performance standards for noise buffer areas between residential] and 
indusirial/commercial] uses. 


E2a8: Limit use of unbroken solid walls along arterial streets to provide noise attenuation 
in order to avoid a monotonous, walled-City appearance. Alternatives shall include 
berms, setbacks, offsets in walls (10 feet or more), noise insulation, anc buffering of noise 
sensitive areas from the noise source by buildings, parking areas, or structures. : 


Obiective E3--PUBLIC SAFETY: Provide for public safety in the event of natura] or man-made 
disasters. 


Policy E3a: Mitigate or prevent potential adverse consequences of geologic hazards. (Genera! 
Pian Policy Area 29) 


E3al: In order to evaluate Jand stability under both static-and seismic conditions, 
contunue to require geologic and soils investigations prior to approval of major 
commercia] development, mobile-home parks, and subdivisions. 

Policy E3b: Reduce the potential for flood damage. (General Plan Policy Area 30) 


Program 


E31: In areas where the Tracy City Engineer identifies a severe drainage problem, all 
new residential] dweliings shal] have the floor jevels hizh enough to prevent water intrusion. 
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Polict Ese Provide ine miehest lec! ol ite preveniuon and fastest police response ume 
possibdie within budgetary constrainis. (General Pian Policy Area 32) 


Program 


E3ct: The City of Tracy Community Development Department and the Police 
Department shall develop cuidelines for crime preventive design of builc.ngs and 


subdivisions and shall report on compliance prior to projeci approval. 


Policw Ead: Provide the highest level of fire fighting and fire prevention semices possible within 
budgetary constraints. (General Plan Policy Area 33) 


Prosrams 


E3d1: Continue studies of means of improving fire protection south of the bow tie and 


add a third fire stauion in the vicinity of Tracy Boulevard/Central Avenue inicrsection or 
Tracy Boulevard/Schulte Road intersection. 


E3d2: Proposed developments shal] provide appropmniate on-site suppression capability 
and shall be renewed by the Fire Department for compatibility with adjacent Jand uses 
and for potential fire hazards. 


Policy E3e: Guiding Policy: Maintain and monitor programs of emergency services for cisasler 
relief and support. (General Plan Policy Arca 34) 


Programs 


boely Project location, cesign, and scone shall be modified, if nccessory, to balance 
emergency relief considerations with the primary function of the projec. 

E3e2: Land use and design considerations, such as access, street widths anc turnaroundas, 
site and building design, and strcet naming and numbering svstems, shall facilitate hazard 
prevention activities and emerge Mevenelic f operations. 


Policy E3i; Prevent significant deterioration of locz] and regional air quality. 


Program 


E3fl: Encourage private businesses and industries to implement al] reasonable available 
contro] measures in conformance with the Air Qualiry Management Plan for San Juaquin 


County by pubiicizing the environmental and potential economic benefits of such 
programs. 


GOAL G ACHIEVE AiECONOMIG BALANCE WITHIN TRAC 


Obiective Gi--GROWTH: Provide a balance of housing and employment! coportunin. 


Policy Giz: Maintzcin a balance between ee Of the yesigentic! poawlation anc an increase in 


. Lin 
iocal jobs. (General Pian Policy Area a) 


‘. 
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Glai: Allow the rate of residential growth to be determined by the market, subject to the 
availability Of public facilines and services and of Tracy jobs approximately equal to the 


number of employed residents (approximately 0.8 new jobs per houscho)d). 


Gla2: Evaluate growth at five-vear intervals or more frequently on the initiative of the 
City Planning Commission or City Council. If jt is found that a balance belween emploved 
residents and Jocal jobs 1s not being attained, alternative actions to move toward balance 
shall be considered. These mav include regulations or incentives to slow or accclerate 
residential or industria] development. 


Policy Gib: Preserve agricultural land to the extent that is feasjble without restricting the 
amount of urban growth. (General Plan Policy Arca 2) 


Procram 


Gib]: Direct urban residential development, except for infill, to the south and west as 
snown on the Genera] Plan Map. The purposes of the compact form and direction of 
growth designated area: 


a. TO minimize the perimeter between agricultural and urban use, thus minimizing 
conflicts between the two uses and avoiding premature disinvestment in agriculture. 


b. To allow the most economical provision of public services to new development and 
to conserve energy by minimizing street and sewe: miles anc the distances residents 
musi travel to schools, shopping, and employment. 


e To direct urban expansion away from the highest quality and most versatile 
agricultural lands in the planning area. 
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